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Executive Summary
This study aims to add to the knowledge on evictions in Toronto in three ways. First, it describes the numbers and
rates of formal eviction applications in Toronto 2010-2018. Second, it maps their geographic distribution. Third,
it correlates formal eviction application filing rates with census tract sociodemographics of renter households from
the 2016 Census to uncover who may be at increased risk of eviction. In order to examine these questions, we use
administrative data from the Landlord and Tenant Board, and 2016 Census data.

Key Findings

1) 190,000 formal eviction applications were filed within the City of Toronto between 2010 and 2018. Over 20,500
     were filed in 2018 alone. 75 per cent of formal eviction applications were linked to late or non-payment of rent alone.

2) Eviction filing rates are 4 times higher in some neighbourhoods in Toronto. City-wide, in 2018 there was 1 formal
     eviction application for every 20 renter households. In some neighbourhoods there was 1 eviction filing for every
     5 renter households. These high eviction neighborhoods tend to be in Toronto’s inner suburban communities,
     though hotspots can be found across Toronto’s former municipalities.

3) Poverty plays a significant role in evictions in Toronto. Our analysis shows that census tracts with 53 per cent renter
     poverty have 2.5 times higher eviction filing rates on average compared to census tracts with 21 per cent poverty,
     even after controlling for other factors such as age, gender, and immigrant status.

4) The Black population of Toronto may be at higher risk of eviction. This study found that census tracts with 36 per
     cent Black renter households have twice the eviction filing rates compared to census tracts with 2 per cent Black
     households, even after controlling for poverty and other important factors.

5) Subsidized housing is linked to lower eviction filing rates. Eviction filing rates significantly decrease as the
     percentage of renters in subsidized housing increases. Census tracts with no subsidized housing had evictions
     rates 2 times higher when compared with areas with 36 per cent subsidized housing, even after controlling for
     other factors.

Stable housing is a well-known social determinant of health, and evictions therefore can have negative impacts on
the health and well-being of tenants. Evictions can be deeply stressful and destabilizing for the conditions that keep
people healthy. Achieving health for all Torontonians will require addressing residential evictions through policy
action. 
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Introduction
Evictions have detrimental and cascading impacts on tenants’ health and well-being. Evidence from a recent
systematic review found that people facing involuntary loss of housing have worse health outcomes, both mental
(depression, anxiety, psychological distress, suicides) and physical (self-reported health, blood pressure)
(Vasquez-Vera et al. 2017). In qualitative studies tenants have reported profound stress and anxiety from eviction
impacting tenants’ work, sleep, and ability to make major decisions (Desmond 2016). 

Evictions are destabilizing not only for individuals, but also for communities and neighbourhoods. The forced
displacement of evictions can fray the social support networks in neighbourhoods and buildings (Desmond 2015;
Vasquez-Vera et al. 2017). Meaningful social connections and social capital have been shown to have important
mental and physical health effects on individual and population health (Murayama et al. 2012; Toronto Foundation
2018). 

Previous surveys report that evictions disproportionately burden those with low incomes, lone parent families,
children, female headed households, single adults, Indigenous people, newcomers, racialized people, and those
with mental health challenges (Acacia 2006). The known harms of evictions and their disproportionate impact on
marginalized communities taken together may lead to increased health disparities. Framed positively, this suggests
that preventing evictions and reducing their harm could improve population health and health equity.

Rental Market Context
Toronto’s rental market provides fertile ground for evictions. Rents in the City of Toronto are high relative to tenant
incomes and rising. Average inflation-adjusted private-market apartment rents have increased by 12 per cent over
the last decade, while real median tenant incomes decreased by 1 per cent (CANCEA 2019). Asking rents have
increased even faster, reaching 50 per cent higher than average rents – higher than what low-income renters can
afford (City of Toronto 2017). 

Today in Toronto, 87 per cent or 122,250 low-income tenant households are living in unaffordable housing, paying
over 30 per cent of their income on rent (CANCEA 2019). Almost half these households are living in severely
unaffordable housing, paying over 50 per cent of their income on rent - a very precarious situation that in
conjunction with an unexpected job loss or illness can leave to households unable to pay their rent in full.  

Aim of Study
This study aimed to answer three questions: 
       (1) What are the trends in evictions applications?, 
       (2) What are their geographic distribution?, and 
       (3) What are the sociodemographic characteristics of census tracts that correlate with higher eviction filing rates?
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Methods
Two methods were chosen to examine these research questions. The eviction data analyzed in this study are from
filings at the Landlord and Tenant Board and the sociodemographic data is from the 2016 Census. Maps were
created using ArcGIS Pro 2.5, and regression modeling was completed in Stata.

Descriptive Analysis Methods
For the first two research questions, descriptive statistics are drawn from Landlord and Tenant Board (LTB)
administrative data. This involves examining trends over time and the geographic distribution of eviction
applications from 2010 to 2018. Descriptive statistics are given for the number of eviction applications, types,
and rates. 

LTB eviction application data were geocoded using ESRI’s geocoding tool and the address on the eviction filing.
Digital record-keeping of eviction applications at the LTB began mid-year in 2009, and the end of 2018 was chosen
in order to examine complete years for when the data was retrieved. The Census 2016 sociodemographic data was
a custom tabulation provided by the Neighbourhood Change Research Partnership of the University of Toronto
(NCRP 2019). 

Multiple geographies are used in examining trends over time and geographic distribution. These geographies were
chosen to reflect Official City of Toronto neighbourhoods and for ease in cartographic interpretation (three-digit
postal codes).  

Regression Analysis Methods
For our last research question, regression methods were used to investigate which census tract1 sociodemographic
characteristics correlate with higher eviction filing rates.2 

In our regression model we limited eviction applications to primary applications for non-payment of rent (L1) and
noise, disturbance, conflict, and no-fault (L2) records. We excluded secondary eviction applications linked to when
tenants had already given notice to leave or when tenants failed to meet the conditions of a settlement order. The
aim was to focus on the primary underlying eviction applications as opposed to secondary applications. In order to
examine renter characteristics (race, sex, etc.) at the household level, we applied the characteristics of the Primary
Household Maintainer (PHM) to the household.3 This produced a dataset where 2016 Census data was used to
predict eviction rates. For more technical details on our regression models see Appendix B.  

This paper uses race data from the 2016 Census on visible minority status. Visible minority status is self-reported.
The question on the Census is ‘Is this person:’ and respondents are provided with 11 choices to indicate race and a
write-in option. The concept of visible minority is defined in Canadian legislation, in particular the Employment
Equity Act. The visible minority concept has been subject to criticism, crucially for obscuring important
within-category variability (Committee on the Elimination of Racial Discrimination 2012). 
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1 Census tracts are relatively small and stable geographic areas that usually have a population between 2,500 and 8,000 persons. Their boundaries
   are set by Statistics Canada (Statistics Canada 2016). 
2 Eviction filing rates are author-calculated annual numbers of L1/L2 eviction applications filed in a census tract divided by the total number of
   renter households in the same census tract in 2016. 
3 A Primary Household Maintainer (PHM) is defined by Statistics Canada as “the person in the household most responsible for paying the rent or
   mortgage, the taxes, the electricity, etc., for the dwelling.” If multiple persons are listed, the primary maintainer is the first listed (Statistics
   Canada 2016). 



 

Application in the Evictions Process
In Ontario, eviction applications are one part of the formal eviction process. This process is regulated by the
Landlord and Tenant Board (LTB) under the Residential Tenancies Act (RTA). The LTB is an administrative tribunal
that adjudicates disputes between tenants and landlords and processes evictions. The RTA is the provincial act that
governs rental tenancies, including rent control and evictions (LTB 2019; CLEO 2019).  

If a landlord wants to formally evict a tenant, they start by sending them a notice of eviction. These notices are not
filed formally at the Landlord and Tenant Board and as such the number of notices are not known. If the tenant
disagrees with the eviction notice or does not move out and the landlord wants to proceed with eviction, the
landlord can file an eviction application with the Landlord and Tenant Board. Eviction applications trigger a
hearing at the Landlord and Tenant Board, and they are the main source of data for this study (LTB 2019; CLEO
2019).1
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Simplified Eviction Process Flowchart

Using this dataset and variables, we carried out negative binomial regression analyses, predicting the number
of eviction applications after May 2016, up to end of December 2016, in each tract. Regression analyses only
considered the renter population. We included number of rental dwellings as an ‘exposure’ variable (we took
the natural log of the variable, and constrained its coefficient to 1). This effectively transforms the outcome
variable to be a rate, while constraining its values to not fall below 0 or exceed 1. For this analysis we used the
following factors: per cent renters under LIM-AT, per cent renter PHM who self-assigned Black, per cent renter
PHM who self-assigned South Asian, per cent renter PHM who self-assigned Chinese, per cent in subsidized
housing, per cent of renter PHM who self-assigned female, per cent of renter PHM who are under 25, and per
cent of renter PHM who are immigrants. 

Tenant in
Rental Housing

Eviction
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Eviction
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Results
Descriptive Analysis – Trends and Geographic Distribution of Eviction Applications

Eviction Applications Number and Filing Rate
Toronto tenants have received just over 23,600 formal eviction applications each year on average since 2010. This
averages roughly 1 formal eviction application for every 20 tenant households. Formal eviction applications have
decreased city-wide from a high of just over 27,000 filed in 2012, to a low of just under 20,500 in 2018.
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Rate of Eviction Applications
The eviction filing rate follows a similar trend. The eviction filing rate is calculated as the total number of formal
eviction applications divided by the number of renter households. For example, a 4 per cent eviction filing rate
would mean that there were 4 formal eviction applications filed per 100 renter households. The eviction filing rate
peaked in 2012 at over 5 per cent and in 2018 dropped to a low of under 4 per cent.

Types of Eviction Applications
Three quarters of formal eviction applications filed between 2010 and 2018 were applications for non-payment of
rent alone (see figure 2). These applications are designated L1 eviction applications. Toronto tenants have received
17,000 such eviction applications per year on average over the study period. This has decreased from a high of over
21,000 L1 eviction applications in 2012, to a current low of just over 13,000 in 2018. There were 25 per cent fewer
L1 eviction applications filed in 2018 compared to 2010. 

Figure 1 - Graph: Number of Eviction Applications Filed in Toronto 2010-2018
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Eviction applications not related to payment of rent have more than doubled increasing from 1,800 in 2010 to
nearly 4,300 in 2018. These non-rent related eviction applications are generally categorized as L2 eviction
applications, and these are the second most common type of eviction application. L2 applications include
interfering with others, damage, noise, landlord’s own use, renovation, and demolition. 

Geographic Distribution of Eviction Applications
Eviction applications are not evenly distributed across Toronto. The distribution of eviction applications across
the city can be partially explained by the location of rental apartments. Neighbourhoods with few rental apartments,
such as the Bridle Path and the Kingsway, had less than 10 eviction filings in 2016. Others, such as Black Creek and
York University Heights, with greater numbers of rental apartments tenants, had over 400 evictions filings (see
figure 3).

By presenting the number of evictions applications per 100 renter house holds  (the eviction filing rates) we are
able to control for the distribution of rental apartments in each area.4 Eviction rates varied in 20165 from under
3 per cent in many neighbourhoods in the West End and Midtown, to 13 per cent in Weston (see figure 4). 

Most of Toronto’s 140 official neighbourhoods have an eviction filing rate between 2 per cent and 6 per cent, though
a set of neighborhoods have significantly higher eviction filing rates (see figure 4). A total of 14 neighbourhoods had
eviction filing rate above 8 per cent in 2018, having on average more than 2.5 times the Toronto rate. Of these, 7

Figure 2 - Graph: Eviction Applications by Type Filed in Toronto 2010-2018
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Note: L1 - Application to Evict A Tenant for Non-Payment of Rent and To Collect Rent the Tenant Owes
             L2 - Application to End a Tenancy and Evict a Tenant (e.g. for disturbance, see Appendix A)
             L3 - Application to End a Tenancy – Tenant Gave Notice or Agreed to Terminate the Tenancy
             L4 - Application to End a Tenancy and Evict a Tenant - Tenant Failed to Meet Conditions of a Settlement or Order

L1    L1/L2    L2    L3    L4

4 The eviction filing rate is the number of formal residential eviction applications filed by landlords and property managers at the LTB divided by
   the number of renter households in a geography. Authors calculation.
5 Eviction filing rates are presented for 2016 as this is the most up to date data on the numbers of renter households as drawn from the 2016
   Census. This is used as the denominator in the calculation of eviction filing rates.
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An eviction application is a formal application made by a landlord or property manager to evict
a tenant. Eviction applications are made to the Landlord and Tenant Board either online or
through the post. Applications trigger a hearing at the LTB and can, though do not always,
result in an eviction.
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neighbourhoods had eviction filing rates above 10 per cent: Woodbine-Lumsden, Weston, York University Heights,
Black Creek, Mount Olive-Silverstone-Jamestown, Morningside, and Beechborough-Greenbrook. 
 
Some neighbourhoods have both high numbers of eviction applications and high eviction filing rates. These include
neighbourhoods near Jane-Finch, Downsview, Rexdale, Weston-Mount Dennis, Woburn, Morningside, Scarborough
Village, Malvern, and Parkdale. These neighbourhoods tend to be home to higher numbers of tenant households,
and in particular, more low-income renter households. The multivariate regression analysis in the next section
examines the role that poverty, race/ ethnicity, and other factors play in predicting eviction filing rates across Toronto
geographies.  

Figure 3 - Map: Number of Eviction Applications 2018
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Eviction filing rate is the total number of formal eviction applications divided by the number of
renter households in each neighbourhood. For example, 15% would mean that there were 15
formal eviction applications filed per 100 renter households in the neighbourhood.
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Regression Analysis – Associations between Census Tract Sociodemographic
Characteristics and Eviction Filing Rates
This subsection presents results from a regression analysis in order to examine which populations are most affected
by evictions. These results present associations between eviction filing rates and the characteristics of renter
households in Toronto’s census tracts.

We found four significant results from our regression model which are presented in figure 5. These associations are
after controlling for these four factors; and percent of renter households that are immigrants, female-led, and under
25 years of age.6 

Census tracts with a higher percentage of self-identified Black renters have significantly higher eviction filing rates.
Census tracts with 36 per cent Black7 renter households have a 2.1 times higher eviction filing rates compared to
census tracts with 2 per cent Black households (see figure 5 and figure 6).

Independently of this association with race, census tracts with a higher percentage of renters living with low incomes8

also had higher eviction rates. Census tracts with 53 per cent renter poverty have 2.5 times higher eviction filing rates
on average compared to census tracts with 21 per cent poverty (see figure 5 and 7). This association controls for other
factors such as age, gender, and immigrant status.

Figure 4 - Map: Eviction Filing Rate 2016

6 See Appendix B for detailed regression results and control factors.
7 Self-identified Black Primary Household Maintainers (PHM) from the 2016 Census. Statistics Canada defines PHM as “the person in the
   household most responsible for paying the rent or mortgage, the taxes, the electricity, etc., for the dwelling.” (Statistics Canada 2016).
8 The Low Income Measure – After Tax (LIM-AT) is a Statistics Canada low income measure which in simple terms counts the number of
   households with a income below 50 per cent of median income. Income is 'adjusted' by the number of people in each household
   (Statistics Canada 2016).
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Figure 5 - Regression Results: Eviction Rate by Census Tract Sociodemographic Characteristics

9 A Primary Household Maintainer (PHM) is defined by Statistics Canada as “the person in the household most responsible for paying the rent or
   mortgage, the taxes, the electricity, etc., for the dwelling.” If multiple persons are listed, the primary maintainer is the first listed
   (Statistics Canada 2016).

Census tracts with higher percentages of renters living in subsidized housing, eviction filing rates significantly
decreased. Census tracts with 0 per cent subsidized housing had evictions rates 2.0 times higher on average
compared to census tracts with 36 per cent subsidized rental housing.

Census tracts with higher percentages of people who self-assessed Chinese origin are negatively associated with
eviction rates. 

We found no significant association between per cent female primary household maintainer (PHM)9 and eviction
filing rates. We also did not find significant interaction effects between the percentage of Black people (PHM) living
in census tracts and percent LIM-AT, meaning the association between the per cent Black population living in
census tracts and eviction filing rates was roughly the same, regardless of levels of poverty. Detailed regression
results can be found in Appendix B.
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Figure 7 - M
ap: Poverty and Eviction Filing rate 20
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Discussion and Interpretation
This study found significant associations between census tract sociodemographic characteristics and higher eviction
filing rates, specifically higher poverty rates, more renters who were self-assigned Black in the 2016 census, and less
subsidized housing. Our descriptive analysis also found that the number of eviction applications generally decreased
over the study period. Some possible interpretations of these findings are discussed below. 

Poverty
The correlation between poverty and increased eviction filing rates likely involves the heightened chance of arrears
when tenants have low incomes. We found that 75 per cent of formal eviction applications over our study period
were rooted in late or non-payment of rent. From 2010 to 2018 over 150,000 eviction applications were filed in
Toronto for non-payment of rent alone, with no other reason included on the eviction application. These eviction
applications are particularly concentrated in areas with greater numbers of low-income renters. 

While our study did not examine associations between evictions and renters paying high proportions of their
incomes on rent, it is likely that living in unaffordable housing is a risk factor for evictions. According to the census,
the number of renter households living in unaffordable housing has increased by 20 per cent over the past 5 years
as rents increased faster than incomes. In the Toronto region as of 2016, 48 per cent percent of renters are spending
over 30 per cent of their income on rent – the commonly accepted Canadian benchmark for affordable housing.
Even more precarious, 23 per cent of tenant households are living in severely unaffordable housing, spending over
50 per cent of their monthly gross income on rent.

Race
One possible explanation for the correlation between eviction filing rates and the percentage of Black-led renter
households is racial discrimination. Studies continue to show that systemic and individual anti-Black racism exists
in Toronto, and that they continue to affect the housing and life chances of Toronto’s 200,000 Black residents (City
of Toronto 2017, Hulchanski 2002, Hogan and Berry 2011, Census 2016). Anti-Black racism reflects and reinforces
prejudice and stereotypes that can deprive racialized populations from equality in rental housing.

Systemic discrimination marginalizes Black Torontonians through the consequences of a system that creates and
perpetuates economic and social disadvantage for the Black population. Outcomes of this include higher rates of
poverty in the Black community, worse population health outcomes, and higher rates of working poverty (CABR
2017; Block and Galabuzi 2011; United Way 2019). 

Conscious and subconscious individual anti-Black racism could also contribute to higher eviction filing rates in
communities with more Black residents. A 2006 Toronto study found that most Black African immigrants
experienced discrimination by landlords in their housing search, and that this was less of a problem for the Cape
Verdeans, who have a lighter skin colour (Teixeira 2006). Through telephone ‘discrimination audits’ the Centre
for Equality Rights in Accommodation (CERA) found that 25 per cent of Toronto Black lone parents faced moderate
or severe discrimination when trying to rent an apartment (CERA 2009).

Subsidized and Social Housing
Our model found that as the percentage of subsidized rental in census tracts increased, eviction filing rates decreased
(see figure 5). The lower rents in subsidized housing likely plays a role in reducing the risk of arrears and the evictions
that stem from them. Subsidized housing likely also provides some protection against eviction through stronger
institutional controls around evicting a resident. Generally, social housing providers attempt to avoid evicting their
tenants as evictions run counter to their social mission (OCHE 2019). While tenants in social housing in Toronto
generally have very low incomes, social housing seems to mitigate increased eviction filing rate in census tracts in
Toronto. 
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Why Have Eviction Applications Decreased?
Both the city-wide number of formal eviction applications and the eviction filing rate have decreased over the study
period. At the same time, the number of renter households in Toronto has increased, average rents have increased
faster than average tenant incomes, and the number of renter households living with unaffordable rents has increased.
Squaring these facts is difficult. 

One factor could be that while there has been a significant net addition of renter households from 2006-2016, few of
these net new renter households were low-income. So, while the denominator in the eviction filing rate (tenant
households) is rising, the relevant population of low-income renter households is not. According to the Census,
almost 85,000 new renter households were added from 2006 to 2016 across the Toronto region.10 Of these, only 2,300
(2.7 per cent) were net new renter households with a household income below $40,000 per year. It could be that
households with incomes under $40,000 did not form, as forming an independent household requires being able
to afford a home to rent – something that has become increasingly difficult in the Toronto area for low-income
renters. It could be that instead of renting full apartments, more low-income tenants are renting rooms, combining
with other low-income renters, and/or living with family members. These actions would lead to these renters not
being counted as independent renter households by the census. This could lead to the appearance of lower eviction
filing rates as low-income renter households are doubled or tripled up.

It could also be that more evictions are taking place outside the formal Landlord and Tenant Board eviction system.
If more evictions were taking place informally, illegally, and/or without documentation, the data used in this study
would not be able to discern it. 

It could also be that the Great Recession of 2008 triggered a lagged increase in eviction applications in the 2011-2013
period, and that during the subsequent recovery eviction application filing rates dropped back to previous levels. It
is yet to be seen how the COVID-19 pandemic and recession will affect eviction rates, as this will depend on policies
to mitigate these evictions. 

Limitations
The eviction application dataset used in this study has a number of limitations. First, this data only describes eviction
applications - not whether eviction applications directly or indirectly resulted in formal evictions or moves. This data
only accounts for when the eviction process reaches an eviction application and LTB hearing, it does not account for
notices of evictions given to tenants. Eviction notices are currently not tracked by any authorities that the authors are
aware of. This dataset does not include information on informal or illegal evictions, and it does not allow us to
estimate the number of informal or illegal evictions in Toronto. 

Our regression analysis correlates census tract sociodemographic characteristics and eviction application rates -
not the sociodemographic characteristics of the individual people receiving eviction applications. We are unable
to examine the sociodemographic characteristics of people receiving eviction applications directly as these data
are not collected. It is important to note that people receiving eviction applications do not necessarily match the
characteristics of their neighbours. 
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Promising Policy Directions
There are several promising policy directions for improving the response to evictions in Toronto. Novel responses
may be required to avoid mass evictions related to the COVID-19 pandemic and recession. These policy directions
have the potential to avoid evictions, their harm, and their costly outcomes for both tenants and landlords (Gaetz
and Dej 2017; Lapointe et al. 2004; Plazier and Griffin 2017; Tunis 2017; Holl et al. 2015; Furman 2018). The
following sections briefly present some promising policy directions as a prelude to future policy research and
recommendations that the Wellesley Institute intends to complete.  

Expanding Prevention Programs
One promising policy direction is better calibrating existing eviction prevention programs in terms of program size,
eligibility, and support level. City eviction prevention programs, such as the EPIC program, have shown promising
results in stabilizing 90 per cent of their participants in their housing (Ecker et al. 2018). The EPIC program however
only currently serves an estimated 300 tenant households per year, while 20,000 receive formal eviction applications
and countless others receive eviction notices and informal/ illegal eviction letters every year. New and expanded
arrears protection programs including grants and loans will likely be required for tenants to be able to pay their
rents and avoid arrears related evictions. 

Reforming the Landlord and Tenant Board Process
Another promising policy direction would be to revisit the Landlord and Tenant Board (LTB) evictions process to
reduce the costs and stress of evictions for both tenants and landlords. One example of this could be to increase and
improve mediation at the LTB (Holl et al. 2016). The percentage of LTB applications that are mediated has decreased
from a high of 13 per cent  in 2013 to 9 per cent percent in 2017. This could be improved. Mediation usually results
in a settlement and not an eviction order, though some mediated settlements do come back to the LTB. Mediation
could also reduce the costs of evictions for landlords and improve the back payment of arrears. 

Strengthening Legal Aid
Strengthening the legal aid system would likely improve outcomes for tenants facing evictions. In particular,
improving access to legal representation and advice for tenants is promising. The Tenant Duty Counsel (TDC)
program provides legal supports to tenants facing evictions in Toronto and produces strong results for tenants
(ACTO 2019). In 2017, New York City established the Universal Access to Counsel (UAC) program for tenants
facing eviction from a broad spectrum of the city’s lower-income population. The UAC program has shown
promising results in increasing the percentage of tenants with legal representation from 1 per cent before the
program to nearly 30 per cent following implementation and ushered in a decrease number of evictions City-wide
(Been et al. 2018; Heller 2019).

Improving Upstream Conditions 
Improving the upstream conditions such as reducing rents, additional new rental supply, increased vacancy rates,
and bolstered tenant incomes would likely reduce evictions in Toronto. Mass construction of social and non-profit
housing would likely reduce the eviction filing rate in Toronto. Our multivariate analysis shows that as subsidized
housing increases in areas the eviction filing rate decreases. Portable housing subsidies would also improve
affordability in private rental housing, likely reducing the number of evictions related to arrears.

Increasing Education and Information for Tenants and Landlords
Education for tenants and landlords could reduce evictions and their related stress and disruption. Tenants need
more information about their rights and the community resources available to support them (Lapointe et al. 2004).
Clear information should be provided to tenants when they receive an eviction notice. This could be realized by
including more information to tenants and landlords in eviction notices and applications making clear their
respective rights and responsibilities. 
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Addressing Racial Prejudice
In order to address possible racial prejudice in evictions through policy action, further mixed-methods research is
needed. The findings of this report provide a basis for our next study on evictions and racial prejudice in Toronto.
The findings of both this study and the following mixed-methods study will be shared with the Ontario Human
Rights Commission.

Conclusions
This report finds that eviction applications were common in Toronto prior to COVID-19, and that some
neighbourhoods and communities faced disproportionate rates of eviction filing. The pandemic and recession
have increased the risk of mass arrears and evictions. If left unaddressed by policy and program change, we could
expect significant health and economic fallout.

This quantitative research presents signals on the state of evictions in Toronto and provides a foundation for
deeper mixed-methods field research. Our research suggests the need for such further research to better
understand evictions in Toronto and identify ways in order to reduce them. This will be particularly important
as the effects of COVID-19 are felt. Our findings suggest links between poverty, race, and evictions in Toronto,
which when connected with the emerging literature on the health impacts of evictions, suggests evictions may
have negative implications for health equity. It is our conclusion that by better addressing residential evictions
and their harms in Toronto we could improve population health and health equity. 
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Appendix A: Process of Evictions 
In Ontario, evictions are regulated by procedures at the Landlord and Tenant Board (LTB) under the Residential
Tenancies Act (RTA). The LTB is an administrative tribunal that adjudicates disputes between tenants and
landlords and processes evictions. The RTA is the provincial act that governs rental tenancies, including rent
control and evictions. The RTA delineates when and how a residential tenant can be evicted from their unit,
and the procedures for doing so. 

Formal evictions usually begin with a written eviction notice delivered to the tenant outlining the reason for the
eviction. There are 8 different types of eviction notices, each beginning with the letter ‘N’ followed by a number
(see text box below). The number of eviction notices given to tenants in Toronto is unknown, as notices can freely
be printed from the LTB website and they do not require any filing with the LTB. For a landlord to formally evict a
residential tenant in Ontario, they must have a valid reason listed in the RTA. Eviction notices include the date
which the tenant is asked to move out by, which varies. If a tenant does not move out, or disagrees with the eviction
notice, the next step is for the landlord to file an eviction application (LTB 2019; CLEO 2019).

FORCED OUT: EVICTIONS, RACE, AND POVERTY IN TORONTO - WELLESLEY INSTITUTE           a

What are the Types of Eviction Applications and Notices?

-  Ns: Notices to End a Tenancy, or Eviction Notices, are the usually the first step in the evictions process
   and are written notices explaining the reason for the eviction
o N4 - Non-payment of Rent
o N5 - Interfering with Others, Damage or Overcrowding
o N6 - Illegal Acts or Misrepresenting Income in a Rent-Geared-to-Income Rental Unit
o N7 - For Causing Serious Problems in the Rental Unit or Residential Complex
o N8 - Reasons including persistently late rent, no longer qualifying for social housing, and ending
   employment that was a condition for the provision of housing. 
o N12 - Landlord, a Purchaser or a Family Member Requires the Rental Unit
o N13 - Demolish the Rental Unit, Repair it or Convert it to Another Use

-  Ls: Applications to Evict a Tenant, or Eviction Applications, follow an eviction notice and trigger a Landlord 
    and Tenant Board hearing
o L1 - Non-Payment of Rent and To Collect Rent the Tenant Owes
o L2 - Evict a Tenant (not related to rent, e.g. for disturbance or damage)
o L3 - Tenant Gave Notice or Agreed to Terminate the Tenancy
o L4 - Tenant Failed to Meet Conditions of a Settlement or Order

Eviction applications are filed by landlords and property managers to begin the next step in formal eviction
proceedings. Eviction applications are the main source of data for this study. These applications are registered
with the Landlord and Tenant Board and require a $175 - $190 fee, which can be included in the amount claimed
by the landlord from the tenant. There are 4 types of eviction applications, each beginning with the letter ‘L’
followed by a number (see figure 5). Eviction applications trigger a hearing at the Landlord and Tenant Board, the
date and time of which are outlined on the Notice of Hearing attached to the eviction application form (LTB 2019;
CLEO 2019).

Landlord and Tenant Board hearings are quasi-judicial tribunal hearings controlled by a member of the LTB. At
hearings landlords must prove the claims they made in their eviction applications, and tenants can question or
challenge the eviction. Both parties may call witnesses, present evidence, and have legal representation. Mediation
is offered prior to the hearing if both parties agree, which offers the possibility of a negotiated settlement or order.
These mediated settlements could include provisions for paying back rent or changing behaviour. If mediation
does not settle the eviction application, a hearing is held. In the hearing the LTB member decides if there is a legal
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reason to evict and issues an ‘order.’ The Board member can take into consideration whether the landlord has
failed to follow the law, if there has been discrimination, or if there are extenuating circumstances.

Eviction orders trigger the Sheriff to physically enforce the eviction. Sheriffs are the only officials who can carry out
evictions by physically making tenants leave the unit and enabling landlords to change the locks. This is the
conclusion of the formal evictions process, save financial claims and tenant appeals. Most evictions do not extend
through this entire process, and many end with an eviction notice, eviction application, settlement, or hearing
(Lapointe et al. 2004). 

Appendix B: Detailed Methods 
This study draws on data from the Landlord and Tenant Board (LTB) on formal eviction applications filed between
2010 and 2018. This dataset is administrative and was provided through the Social Justice Tribunals and the Ministry
of the Attorney General. 

For the geographic distribution of eviction applications, we geo-coded evictions using ESRI’s geocoding software. 

For our multivariate regression analysis, we explored associations between neighbourhood socio-demographic
characteristics (drawn from 2016 census tracts) and monthly eviction filing rates (drawn from the LTB administrative
dataset). Two types of eviction applications were isolated from the LTB data for the analysis: L1 eviction applications
for non-payment or late rent, and L2 applications which cover 6 other reasons (see figure 5).

Multivariate analyses were carried out using negative binomial regression analyses, since our outcome (number of
evictions over the period June 1st to December 31st, 2016) showed signs of overdispersion. We used the period
 June 1st to December 31st since the 2016 census was concluded at the end of May of that year. The regression
equation included number of renter-occupied dwellings as an ‘exposure’ term (essentially, the natural log of rental
dwellings, where the coefficient for this variable is constrained to ‘1’). Drawing upon the properties of logarithms
(where ln(x)-ln(y) = ln(x/y)), this essentially allows one to estimate a rate of eviction by moving the exposure term to
the left side of the equation. Predictors were: 
   • per cent of renters below LIM-AT, 
   • per cent of primary household maintainer renters who are Black, 
   • per cent of primary household maintainer renters who are South Asian, 
   • per cent of primary household maintainer renters who are Chinese, 
   • per cent renters in subsidized housing, 
   • per cent of primary household maintainer renters who are under 25, 
   • per cent of primary household maintainer renters who are female, 
   • per cent of renters who are immigrants. 

For data visualization, incidence rates were calculated using Stata’s ‘margins’ command. This produces predicted
counts of evictions for each census tract, and then divides that by the number of renter-occupied dwellings, to
produce a value that can range from 0 to 1. We estimated incidence rates as average adjusted predictions.

The table on the next page provides the coefficients from this regression.  
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Table: Negative binomial regression predicting number of L1/L2 evictions in period June 1st, 2016 to
December 31st, 2016, by census tract (N=567).

95% CI

Coef.

0.03

0.03

0.00

-0.02

-0.02

-0.01

0.00

0.18

-4.76

1.00

0.35

P-value

0.000

0.000

0.177

0.000

0.000

0.375

0.572

0.458

0.000

N/A

0.000

LB

0.02

0.02

-0.01

-0.03

-0.03

-0.02

-0.01

-0.29

-5.32

N/A

0.31

UB

0.04

0.03

0.00

-0.02

-0.01

0.01

0.01

0.65

-4.20

N/A

0.41

Variable

Per cent of renters below LIM-AT

Per cent of primary household maintainer renters who are Black

Per cent of primary household maintainer renters who are South Asian

Per cent of primary household maintainer renters who are Chinese

Per cent renters in subsidized housing

Per cent of primary household maintainer renters who are under 25

Per cent of primary household maintainer renters who are female

Per cent of renters who are immigrants

Constant

Natural log of total rented dwellings (exposure)

    

Overdispersion parameter



 

References
Acacia Consulting and Research. (2006). “Cycles of homelessness: Understanding eviction prevention and its relation to homelessness”. Acacia
Consulting and Research for the Government of Canada.

ACTO. (2019). “We Can’t Wait: Preserving Our Affordable Rental Housing in Ontario” Advocacy Centre for Tenants Ontario. 

Been, Vicki, and Deborah Rand, Nicole Summers, Jessica Yager. (2018). “National Lessons of NYC’s Universal Access to Counsel Program.” NYU
Furman Center. New York.

Black, Jill. (2012). “The Financing & Economics of Affordable Housing Development”. Cities Centre, University of Toronto. Research Paper, 224.

Block, Shelia, and Grace-Edward Galabuzi. (2011). “Canada’s Colour Coded Labour Market”. Canadian Centre for Policy Alternatives, Wellesley
Institute. 

Canada Mortgage and Housing Corporation (CMHC). (2016). “2011 Census/National Household Survey Housing Series: Issue 11 - The Secondary
Rental Market in Canada: Estimated Size and Composition”. Canada Mortgage and Housing Corporation. Government of Canada. 

Canada Mortgage and Housing Corporation (CMHC). (2019). “Rental Market Report”. Canada Mortgage and Housing Corporation. Government
of Canada. 

Canada Mortgage and Housing Corporation. (2005). “Cost Effectiveness of Eviction Prevention Programs”. Socio-Economic Series, 05-035,
Canada Mortgage and Housing Corporation. 

Canadian Centre for Economic Analysis (CANCEA). (2019). “Toronto Housing Market Analysis: From Insight to Action”. Canadian Centre for
Economic Analysis, and Canadian Urban Institute for the City of Toronto. 

Canadian Payroll Association. (2017). “2017 National Payroll Week Survey Results”. Canadian Payroll Association. 

Centre for Equality Rights in Accommodation (CERA). (2009). “Sorry, It’s Rented: Measuring Discrimination in Toronto’s Rental Housing Market”.
Centre for Equality Rights in Accommodation.

City of Toronto. (2013). “Housing Stability Service Planning Framework”. Shelter, Support, and Housing Administration. City of Toronto.  

City of Toronto. (2016). “Eviction Prevention Framework”. Shelter, Support, and Housing Administration. City of Toronto.  

City of Toronto. (2017). “Eviction Prevention Framework: What We Heard Consultation Report”. Shelter, Support, and Housing Administration.
City of Toronto.  

City of Toronto. (2017). “The Toronto Action Plan to Confront Anti-Black Racism 2017”. Confronting Anti-Black Racism Unit. City of Toronto.  

City of Toronto. (2017b). “Short-term Rental Market Overview: Detailed Summary of Research and Consultation Findings” City of Toronto. 

City of Toronto. (2017c). “Report from the Deputy City Manager and the Chief Financial Officer on Implementing a Vacant Home Tax in Toronto”
City of Toronto. 

City of Toronto. (2019). “Protection of Affordable Rental Housing Subcommittee”.
http://app.toronto.ca/tmmis/viewAgendaItemHistory.do?item=2019.PH6.13

Collinson, Robert, and Davin Reed. The effects of evictions on low-income households. Working paper, New York University, Wagner School, 2018.

Committee on the Elimination of Racial Discrimination. (2012). Report of the Committee on the Elimination of Racial Discrimination: Eightieth
Session. United Nations.

Community Legal Education Ontario (CLEO). (2019) “Eviction”. Community Legal Education Ontario.
https://www.cleo.on.ca/en/publications/tenantsaccess/eviction 

Cookson, Tara, Margaret Diddams, Xochitl Maykovich, and Edmund Witter. (2018) “Losing Home: The Human Cost of Eviction in Seattle”.
Seattle Women’s Commission and Housing Justice Project.

Desmond, Matthew, and Gershenson, Carl. (2017). “Who Gets Evicted? Assessing individual, neighborhood, and network factors”. Social Science
Research. 62, 362-377.

Desmond, Matthew, and Kimbro, Rachel Tolbert. (2015). “Eviction’s Fallout: Housing, Hardship, and Health”. Social Forces. 94 (1), 295324

Desmond, Matthew. (2012). “Eviction and the reproduction of urban poverty”. American Journal of Sociology, 118(1), 88-133.

Desmond, Matthew. (2014). Poor Black Women Are Evicted at Alarming Rates, Setting Off a Chain of Hardship. Policy Research Brief. MacArthur
Foundation. 

Desmond, Matthew. (2016). Evicted: Poverty and Profit in the American City. Broadway Books.

FORCED OUT: EVICTIONS, RACE, AND POVERTY IN TORONTO - WELLESLEY INSTITUTE           d



 

Dinca-Panaitescu, Mihaela, Laura McDonough, Dylan Simone, Ben Johnson, Stephanie Procyk, Michelynn Laflèche, Alan Walks. (2019).
Rebalancing the Opportunity Equation. United Way Greater Toronto, Neighbourhood Change Research Partnership, Factor-Inwentash Faculty
of Social Work, University of Toronto.

Ecker, John & Holden, Sarah & Schwan, Kaitlin. (2018). An Evaluation of the Eviction Prevention in the Community (EPIC) Program. Toronto, ON.
Canadian Observatory on Homelessness.

Federation of Rental-housing Providers of Ontario (FRPO) (2016). A Balanced Approach to Enforcing Tenant Eviction Orders: Submission to the
Civil Enforcement Service Delivery Review Initiative. Federation of Rental-housing Providers of Ontario. 

Fowler, Katherine A., R. Matthew Gladden, Kevin J. Vagi, Jamar Barnes, and Leroy Frazier. "Increase in suicides associated with home eviction
and foreclosure during the US housing crisis: findings from 16 national violent death reporting system states, 2005–2010." American journal of
public health 105, no. 2 (2015): 311-316.

Furman Centre. (2018). Implementing New York City’s Universal Access to Counsel Program:  Lessons for Other Jurisdictions. NYU Furman Centre. 

Gaetz, Stephen and Erin Dej. (2017). A new direction: A framework for homelessness prevention. Toronto, Ontario, Canada: Canadian Observatory
on Homelessness Press.

Greenberg, Lawson and Claude Normandin. (2015). Health at a Glance: Disparities in Life Expectancy at Birth. Health at a Glance. Statistics Canada.

Harris, Richard. (2004). Creeping Conformity: How Canada became suburban, 1900-1960. University of Toronto Press.

Heller, Benjamin. (2019). “Trends in New York City’s Evictions Data.” NYU Furman Center. New York. 

Hogan, Bernie, and Brent Berry. (2011). "Racial and ethnic biases in rental housing: An audit study of online apartment listings." City &
Community 10, no. 4: 351-372.

Holl, Marieke, Linda van den Dries, and Judith RLM Wolf. (2015). “Interventions to prevent tenant evictions: a systematic review”. Health & Social
Care in the Community, 24(5), 532-546.

Hulchanski, John David. (1993). “Barriers to Equal Access in the Housing Market: The Role of Discrimination on the Basis of Race and Gender”.
Centre for Urban and Community Studies, University of Toronto.

Hwang, Stephen W. (2001). “Homelessness and Health”. Canadian Medical Association Journal, 164(2), 229-233.

ISAC. (2019). Social Assistance Rates. Income Security Advocacy Centre. 

Kahlmeter, Anna, Olof Bäckman, and Lars Brännström. (2017). “Housing Evictions and Economic Hardship. A Prospective Study”. European
Sociological Review, 34(1), 106-119.

Landlord and Tenant Board (LTB). (2019). Application and Hearing Process. http://www.sjto.gov.on.ca/ltb/application-and-hearing-process/

Lapointe, Linda, and Sylvia Novak. (2004b). Analysis of Evictions under the Tenant Protection Act in the City of Toronto: The Non-Profit Housing
Sector. Lapointe Consulting Inc. for the City of Toronto Shelter, Housing and Support Division Community and Neighbourhood Services
Department.

Lapointe, Linda, Sylvia Novak, and Marion Steele. (2004). Analysis of Evictions under the Tenant Protection Act in the City of Toronto: Overall
Rental Housing Market. Lapointe Consulting Inc. for the City of Toronto Shelter, Housing and Support Division Community and Neighbourhood
Services Department.

Lewchuk, Wayne, Michelynn Lafleche, Diane Dyson, Luin Goldring, Alan Meisner, Stephanie Procyk, Dan Rosen, John Shields, Peter Viducis, and
Sam Vrankulj. (2013). It’s More Than Poverty: Employment Precarity And Household Well-Being. Poverty and Employment Precarity in Southern
Ontario (PEPSO). McMaster University.

Lewchuk, Wayne. (2015). The Precarity Penalty: The Impact of Employment Precarity on Individuals, Households and Communities and what to
Do About It. Poverty and Employment Precarity in Southern Ontario (PEPSO). McMaster University.

Luong, May. (2011). “The Wealth and Finances of Employed Low-income Families”. Perspectives on Labour and Income, 23(3), 3. Statistics Canada. 

Maqbool, N., Ault, M., & Viveiros, J. (2015). “The impacts of affordable housing on health: A research summary”. Center for Housing Policy.

Mateo-Rodríguez, Inmaculada, Laura Miccoli, Antonio Daponte-Codina, Julia Bolívar-Muñoz, Cecilia Escudero-Espinosa, M. Carmen
Fernández-Santaella, Jaime Vila-Castellar, Humbelina Robles-Ortega, José Luis Mata-Martín, and Mariola Bernal-Solano. "Risk of suicide in
households threatened with eviction: the role of banks and social support." BMC public health 19, no. 1 (2019): 1250.

Mathieu, Emily. (2019). “‘Renovictions’ loophole keeps tenants on edge”.
https://www.thestar.com/news/gta/2019/02/28/renovictions-loophole-keeps-tenants-on-edge.html Toronto Star.

Mathieu, Emily. (2019). “A Toronto landlord bought a 1 per cent stake in a house. Then, seven tenants were served eviction notices”.
https://www.thestar.com/news/gta/2019/07/30/a-toronto-landlord-bought-a-1-per-cent-stake-in-a-house-then-seven-tenants-were-served-eviction-
notices.html Toronto Star.

 

FORCED OUT: EVICTIONS, RACE, AND POVERTY IN TORONTO - WELLESLEY INSTITUTE           e



 

McEwen Bruce S. (2008). “Central effects of stress hormones in health and disease: Understanding the protective and damaging effects of stress
and stress mediators”. European Journal of Pharmacology. 583(2-3), 174–185. 

Mental Health Commission of Canada (MHCC). (2015). Informing the Future: Mental Health Indicators for Canada. Mental Health Commission
of Canada. 

Moyser, Melissa. (2017). Women and Paid Work. Women in Canada: A Gender-based Statistical Report. Statistics Canada. 

Murayama, Hiroshi, Yoshinori Fujiwara, and Ichiro Kawachi. (2012). “Social Capital and Health: a Review of Prospective Multilevel Studies”.
Journal of Epidemiology.

Neighbourhood Change Research Partnership (NCRP). (2019). http://neighbourhoodchange.ca/. Factor-Inwentash Faculty of Social Work,
University of Toronto, 2011-19.

NYC Office of Civil Justice. (2018). Annual Report 2018. New York City Human Resources Administration. City of New York. 

Office of the Correctional Investigator (OCI). (2014). A Case Study of Diversity in Corrections: The Black Inmate Experience in Federal Penitentiaries
Final Report. Government of Canada.

Ontario Human Rights Commission (OHRC). 2019. Types of Rental Housing Discrimination. Ontario Human Rights Commission. 

Paradis, Emily, Ruth Marie Wilson, and Jennifer Logan. (2014). “Nowhere Else to Go: Inadequate Housing & Risk of Homelessness Among Families
in Toronto’s Aging Rental Buildings”. Cities Centre, University of Toronto.

Pay Equity Commission. (2014). Gender Wage Gaps and Earning Ratios in Ontario. Government of Ontario. Pay Equity Commission. 

Peetz, Johanna and Jennifer Robson. (2019). The Perils of Living Paycheque to Paycheque: The relationship between income volatility and financial
insecurity. For Chartered Professional Accountants of Canada.

Procyk, Stephanie, Wayne Lewchuk, and John Shields (eds). (2017). Precarious employment: Causes, Consequences and Remedies. Fernwood
Publishing.

Rojas, Yerko. "Evictions and short-term all-cause mortality: a 3-year follow-up study of a middle-aged Swedish population." International journal
of public health 62, no. 3 (2017): 343-351.

Rothwell, David, and Jennifer Robson. (2018). “The Prevalence and Composition of Asset Poverty in Canada: 1999, 2005, and 2012”. International
Journal of Social Welfare, 27(1), 17-27.

Singh, Ankur, Lyrian Daniel, Emma Baker, and Rebecca Bentley. (2019). “Housing Disadvantage and Poor Mental Health: A Systematic Review”.
American Journal of Preventive Medicine, 57(2), 262-272.

Slater, Tom (2006). “The Eviction of Critical Perspectives from Gentrification Research”. International Journal of Urban and Regional Research,
30(4), 737-757.

Smith, Leora. (2017). “The Gendered Impact of Illegal Act Eviction Laws”. Harvard Civil Rights-Civil Liberties Law Review. Vol 52, 537.

Statistics Canada. (2016). Dictionary, Census of Population, 2016: Primary household maintainer. Statistics Canada.

Tam, Karman, Kimberly Yousey-Hindes, and James L. Hadler. (2014) “Influenza-related hospitalization of adults associated with low census tract
socioeconomic status and female sex in New Haven County, Connecticut, 2007-2011”. Influenza and Other Respiratory Viruses. May; 8(3):274-281.

Teixeira, Carlos. (2008). "Barriers and outcomes in the housing searches of new immigrants and refugees: A case study of “Black” Africans in
Toronto’s rental market." Journal of Housing and the Built Environment 23, no. 253-276.

Teresa, Benjamin. (2019) The Geography of Eviction in Richmond: Beyond Poverty. RVA Eviction Lab. Virginia Commonwealth University. 

Toronto Foundation (2018). Toronto Social Capital Study. Toronto Foundation, Environics Institute, Wellesley Institute, United Way Greater
Toronto. 

Toronto Public Health. (2019). T.O. Health Check: An Overview of Toronto’s Population Health Status. Toronto Public Health, City of Toronto. 

Vásquez-Vera, Hugo, Laia Palència, Ingrid Magna, Carlos Mena, Jaime Neira, and Carme Borrell. (2017). “The Threat of Home Eviction and its
Effects on Health Through the Equity Lens: A Systematic Review”. Social Science & Medicine, 175, 199-208.

Wilson, Beth, Raglan Maddox, Michael Polanyi, michael kerr, Manolli Ekra, and Anita Khanna. (2018). “2018 Toronto Child & Family Poverty
Report”. Social Planning Toronto.

More information for tenants facing evictions:
Advocacy Centre for Tenants Ontario (ACTO) https://www.acto.ca 
Community Legal Education Ontario (CLEO) https://www.cleo.on.ca 
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