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BY EMAIL – APRIL 27, 2020 

The Honourable Chrystia Freeland, Deputy Prime Minister 

The Honourable Bill Morneau, Minister of Finance 

The Honourable Ahmed Hussen, Minister of Families, Children and Social Development 

The Honourable Jean-Yves Duclos, President of the Treasury Board 

The Honourable Patty Hajdu, Minister of Health 

The Honourable Carla Qualtrough, Minister of Employment, Workforce Development and Disability Inclusion 

Mr. Derek Ballantyne, Chair of the CMHC Board, and 

Mr. Evan W Siddall, President and CEO, CMHC. 

Dear Ministers Freeland, Morneau, Hussen, Duclos, Hajdu, and Qualtrough, and Messers Ballantyne and 
Siddall: 

Re: Rental housing under COVID-19: The Need for a Targeted Rent Subsidy Program 

This is further to CFAA’s submission to the government dated March 19, 2020. 

Our goal is to provide an update on the impact of COVID-19 on rental housing across Canada, and to offer 
some policy suggestions to assist the government in achieving its goals in protecting all Canadians from the 
main avoidable financial impacts of COVID-19. 

We echo the recent letter from Steve Clark, Ontario Minister of Municipal Affairs and Housing to Minister 
Hussen, for the federal government to take the lead in working with the provinces to create a rent subsidy 
program. Minister Clark’s letter is attached. 

We offer specific suggestions to make such action fast, effective and cost-effective. We offer a particular 
suggestion to minimize the draw on governments’ scarce IT resources. 

Background 

CFAA is the national association for rental housing providers, representing all components of the rental housing 
system, from the largest private sector landlords to the smallest landlords (often referred to as “moms and 
pops”), who provide a substantial amount of rental housing. 

Our advocacy often advances the interests of renters as well as rental providers, and that is true of the 
suggestions in this submission. 

Almost all Canadian rental housing providers have stepped up by being flexible with renters who cannot pay 
their rent. Despite the financial difficulty it is causing for residential landlords, most are doing what they can to 
ease the burden on tenants, while increasing measures that protect tenants (increased cleaning and promoting 
physical distancing, etc.) 

Residential Landlords Need Help 

However, across Canada, landlords are experiencing rent collection shortfalls. On average, 80% of residential 
rents were collected for April, leaving a shortfall of 20%. The average shortfall for April differs from province to 
province, and city to city, and the building specific shortfall varies from building to building. See Appendix A for 
details. 

In general, a given number of non-paying tenants is more of a problem for the owner of a small building than for 
the owner of a large building. Two tenants non paying is 10% in a 20 unit building, 20% in a 10 unit building, 
40% in a 5 unit building and 100% in a duplex or double. In smaller rental buildings, rent shortfalls can be 
devastating for many small landlords. Despite serious rent shortfalls, their expenses roll on regardless. Building 
expenses cannot be reduced by lay offs because so little of the expense of operating a building is due to the 
payroll. In fact, most small landlords have no payroll at all. See Appendix B for the financial position of the 
average rental housing provider. 
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The shortfall is likely to be similar or worse for May and June. Even if the average shortfall is not worse, rent 
shortfalls will still affect many rental housing owners. 

Residential Tenants Need Help 

A key reason for the projected shortfalls is that the CERB does not vary with the recipient’s previous income, 
with their household size, or with their rent. See Appendix C for some numerical examples of situations in which 
the CERB is generous, and other situations in which it is inadequate. Appendix D illustrates these situations in 
the form of two “story lines”, highlighting the reality of the examples. 

This is not a criticism of the CERB, which has provided much relief very fast. Rather our comment is directed at 
the need for a targeted program to address the households whose situation requires rent relief. 

The people not adequately supported by the CERB are people whose incomes are insufficient to pay the rent 
they need to pay, either because of their household size or because of high rents relative to income in the area 
where they live, or often both. Those are the very people who will not be able to make up one or two or three 
months’ rent after the shut downs are over, thus jeopardizing the housing stability and affordability which this 
government has done so much to promote. 

In addition to tenants “falling through the cracks”, provincial action to ensure no one is evicted during the 
shutdowns creates an incentive for tenants to withhold rents, in order to pay other bills or preserve cash. In 
April, relatively few tenants willfully withheld rent money that they had available, but some did, and told our 
members that they were doing so. The various calls for rent strikes also do not help that situation. That problem 
may get worse as we enter May and June. 

Proposed solution 

The best solution for both residential tenants and residential landlords is rental assistance provided to 
households in need, based on variations in the recipients’ income, their household size and their actual rent. In 
short, what is needed is a targeted Rent Subsidy program delivered in partnership with participating landlords, 
and paid directly to them. 

The people whose problems need to be addressed are: 

• Residential tenants who have slipped through the cracks in the main relief programs; 

• Residential tenants who had a problematic income-to-rent ratio before the crisis, and who are now 
in serious trouble; 

• Residential tenants who can pay their rent, but have chosen not to because of the provincial 
eviction bans; and 

• Residential tenants for whom deferral is not the key solution. For many tenants, the COVID-19 
shutdown has deprived them of income which they will never recover, and they will not be able to 
make up the current rent shortfalls from spending less than they earn in the future. 

A Rent Subsidy program or programs 

A Rent Subsidy program needs to address these problems best in these ways: 

Problem or Need How to address the problem 

Timeliness Stay simple 

Delay verification 

Use untapped IT resource if possible 

Deliver the needed benefits at the 
least cost 

Vary the payment with household income 
and actual rent 

Ensure the money is used for rent, to 
preserve the household’s housing 

Pay the rent subsidy directly to the landlord 
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Government will want the program designed to be easily wound down after the crisis is over. 

CFAA and our member associations would support either a federal program or a set of provincial programs with 
federal financial support (such as a 50-50 cost share). 

Compared with the total government expenditures responding to COVID-19, the costs would be modest. The 
benefits would be substantial both in the near term, and in keeping people housed once the crisis is over. 

In our view, the government needs to enter into a simple, standard form agreement with both residential tenants 
and their landlords. See Appendix E for the proposal made by the Federation of Rental-housing Providers of 
Ontario (FRPO) to the Ontario government. 

(BC has already taken steps in the direction of a Rent Supplement program or a Rent Bank, but in CFAA’s view 
the BC program is not sufficiently targeted, and does not provide enough assistance. The federal government 
could usefully match the BC program, thereby doubling the funds paid out.) 

Innovative Solutions for Implementation – a fast time line is available 

A rent subsidy program could be set up at a modest cost using private sector IT resources, which would leave 
the government’s strained IT resources available for what they are critically needed to do. Yardi Canada is the 
preeminent supplier of rental management software in Canada. Yardi already provides rent subsidy software for 
four or five provinces or territories. CFAA understands that, based on a request from Alberta, Yardi has already 
created the technology solution that can be deployed to provide a rent subsidy solution which could be 
configured to any rent subsidy design the federal government or each province or territory chooses. Yardi 
estimates that only two weeks would be needed to deploy this solution. 

Funding for a Rent Supplement program or programs is the main suggestion CFAA has for the government. We 
and our provincial affiliates would be glad to work with governments about the program design issues for these 
special circumstances. 

CFAA’s other suggestions 

There are other steps that will also assist in keeping rental housing operating in a satisfactory manner during 
the COVID-19 crisis. See Appendix F for a list of all the steps CFAA recommends in a logical sequence. 

In particular, some attention should be paid to ensuring that construction financing is available, so that 
developers can carry on and complete rental housing projects that are permitted by the shut down orders 
because of their importance to the housing market. It would be unfortunate and ironic if the shut down orders 
permit construction on the projects to continue because they are important, but financing difficulties halt them. 
We understand that is a real risk. 

Conclusion 

As soon as possible, we would like to speak by phone or on a Zoom meeting to discuss these issues, or other 
issues which you have with Canada’s rental housing industry. 

Yours truly, 
 

 

John Dickie 
President, CFAA 

chrystia.freeland@dpmo-cvpm.gc.ca; jeremy.broadhurst@dpmo-cvpm.gc.ca; vincent.garneau@dpmo-
cvpm.gc.ca;  
Hon.bill.morneau@canada.ca; Elder.marques@canada.ca; tyler.meredith@canada.ca; 
ahmed.hussen@hrsdc-rhdcc.gc.ca; zubair.patel@hrsdc-rhdcc.gc.ca; abdikheir.ahmed@hrsdc-rhdcc.gc.ca;  
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president-presidente@tbs-sct.gc.ca; Dylan.marando@tbs-sct.gc.ca; Marjorie.michel@tbs-sct.gc.ca; 
hcminister.ministresc@canada.ca; sabina.saini@canada.ca; Kathryn.nowers@canada.ca; 
Thierry.belair@canada.ca;  
Taras.zalusky@hrsdc-rhdcc.gc.ca; Nicholas.kang@hrsdc-rhdcc.gc.ca;  
dballantyne@dkgi.ca; esiddall@cmhc-schl.gc.ca; matrembl@cmhc-schl.gc.ca; prmason@cmhc-schl.gc.ca.  

 

Encl. 
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          April 24, 2020 

Appendix A: April Rent Shortfall across Canada 

Key findings: 
Across Canada, on average, 

75% of tenants paid in full. 

Another 10% paid in part, so that 

in total, 80% of the rent due was paid, 

leaving a 20% shortfall. 

1. Rent shortfall data by province showing the provincial average for most provinces 

Province Average Shortfall 

(all landlords) 

Tenants who paid 
part of their rent, 

but not all of it 

Tenants who paid 
no rent 

Nova Scotia 5 to 10% 3,700 5,600, 

New Brunswick 5 to 10% 2,400 3,600 

Quebec 15 to 22% 101,000 151,000 

Ontario 15 to 20% 106,000 160,000 

Manitoba  5 to 10% 4,200 6,300 

Saskatchewan 20 to 30% 3,300 4,900 

Alberta 15 to 30% 41,200 61,800 

British Columbia 10 to 15% 30,000 45,000 

Canada-wide 20% 295,000 444,000 

2. Rent data for Ontario divided between the GTA and the rest of Ontario 

Ontario Region Regional Average 
Shortfall 

Tenants who paid 
part of their rent, 

but not all of it 

Tenants who paid 
no rent 

Greater Toronto Area 20 to 25% 64,000 97,000 

Rest of Ontario 10 to 15% 42,000 63,000 

Ontario as a whole 15 to 20% 106,000 160,000 

Rent collection shortfalls vary by exact location, by building type and by landlord. 

For many tenants across Canada, their regular earnings or the CERB or EI are sufficient to pay 

their rents. However, the households who cannot pay will fall behind. A rent deferral is helpful in 

the short-term, but many tenants may not be able to pay the deferred rent. In that situation, both 

tenant and landlord will be shouldered with substantial costs and many households will face a 

move that could have been avoided by appropriate government action. 

Hundreds of thousands of tenants paid only part of their April rent, and hundreds of thousands 

more tenants paid no rent for April. 
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Hundreds of thousands of small landlords seriously affected 

Across Canada, over 300,000 landlords of buildings of 1 or 2 units have likely received less than 

50% of their rents. Nearly 12,000 more landlords with buildings of 3 to 5 units have lost more 

than 25% of their rent. Eighty-six per cent of those, or 10,115, own and operate rental properties 

in Quebec.  

3. Shortfall by number of affected landlords (by province) 

Province Average Shortfall 

(all landlords) 

Landlords with 
buildings of 

 3 to 5 units who 
received <75% of 

their rent 

Landlords with 
buildings of 

 1 or 2 units who 
received, <50% of 

their rent 

Nova Scotia 5 to 10% 65 4,300 

New Brunswick 5 to 10% 120 3,200 

Quebec 15 to 25% 10,115 66,000 

Ontario 15 to 20% 1,130 114,000 

Manitoba 10% 28 3,000 

Saskatchewan 20 to 30% 50 16,000 

Alberta 15 to 30% 160 56,000 

British Columbia 10 to 15% 105 47,000 

Overall 20% 12,000 310,000 

4. Shortfall by landlord divided between the GTA and the rest of Ontario 

Ontario Region Regional Average 
Shortfall 

As above  

3-5 units <75% 1 or 2 units <50% 

Greater Toronto Area 20 to 25% 565 35,000 

Rest of Ontario 10 to 15% 570 79,000 

Ontario as a whole 15 to 20% 1,130 114,000 

 

Notes:  

1. The data reported above is based on surveys conducted by various associations and entities, including 
provincial apartment associations and commercial speakers and publishers, as well as by CFAA itself, 
between April 5 and April 19. The surveys employed different methodologies, and thus have been 
weighted according to CFAA’s best judgment. In the surveys, owners provided data on more than 
350,000 rental units  

2. A range is provided for the overall shortfall by province reflecting the uncertainty of these surveys, 
which is common to surveys of issues of this type. 

3. In each table, the two right hand columns are estimates by CFAA, based on the composition of the 
rental housing stock in different provinces and areas, using the mid-point of the ranges. In those tables, 
“<50%” means less than or equal to 50%, and “<75%” means less than or equal to 75%. 

4. The figures for Quebec and Ontario are similar in Table 1, but divergent in Table 3. That is because the 
rental stock in Quebec includes 84,000 buildings in the 3 to 5 unit category, but Ontario includes only 
8,100, whereas for 1 or 2 unit rental building Quebec has 288,000, while Ontario has 450,000. 

For more information contact John Dickie, President, CFAA, at jdickie@dickieandlyman.com. 
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APPENDIX B: AVERAGE RENT BREAKDOWN 

 

Cost item Cents on a dollar of rent 

Mortgage payments or other financing costs (supporting the 
chartered banks and many other credit institutions, such as credit 
unions, pension fund and other private lenders) 

39 

Capital improvements to the building or the apartments, including 
roofs, HVAC replacements and other work to ensure quality housing 
for Canada’s 4 million renter households 

10 

Property taxes, to support municipal services, schools and police and 
fire services, etc 

14 

Other operating costs (utilities, repairs, cleaning, insurance, staff 
payroll and administrative costs) 

27 

Return on owners’ investments, which support retirees without 
pensions, pension funds, and many other investors who have 
committed one or two hundred thousands of dollars to each unit of 
rental housing  

10 

Notes: 

1. The figures quoted above come from the National Apartment Association which is the equivalent of 
CFAA in the United States. The figures are approximately correct for Canada. CFAA is in the process 
of obtaining average figures for Canada. However, the structure of the industries is similar and the 
various costs are similar, so that while we believe there may be minor variances in the average, and 
we know there are minor variances between provinces, we are extremely confident that the NAA 
figures are very close to representing the reality of the breakdown of $1.00 of rent in Canada. 

2. CFAA would emphasize that for many small landlords the return on owners’ investments is critical to 
their own incomes. Many workers who lack a pension plan invest in rental housing (especially many 
tradespeople like plumbers and electricians). Other people have chosen rental housing as their 
savings vehicle (rather than GICs or stocks or bonds). They provide a critical part of the rental supply 
in Canada, and depend on their rental income for their livelihood.  

14¢

27¢

10¢

39¢

10¢

Average Breakdown of $1 of Rent

property taxes

other operating costs

return on owners'
investments

mortgage payments

capital improvements
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Appendix C: COVID-19 SITUATIONS - MONTHLY INCOME

*  See story lines next page for Carole, David, Ingrid and Jake.
HIGH RENT HIGH RENT

LOCATION LOW RENT HIGH RENT LOW RENT HIGH RENT LOW RENT HIGH RENT LOW RENT HIGH RENT LOW RENT HIGH RENT RGI rent non-RGI rent

Ahmed Bethany Carole * David * Ernest Fatima Garry Henrietta Ingrid * Jake * Karen Liam

2 earners 2 earners 1 main earner 1 main earner 1 earner 1 earner 2 recipients 2 recipients 1 recipient 1 recipient 1 earner 1 earner

 3 children 3 children no children no children no children no children 3 children 3 children no children no children 1 child 1 child

SITUATION BEFORE COVID-19 SHUTDOWN

Main income source employment employment employment employment employment employment social assistance social assistance social assistance social assistance employment employment

Adult 1 - main income 3000 3000 2250 2750 2250 2750 820 820 820 820 4000 4000

Adult 1 - extra income 200 200 200 200

Adult 2 1000 1000 400 400 400 400 400 400

Child 1 467$                 467 467$                     467 467 467

Child 2 467$                 467 467$                     467

Child 3 553 553 553 553

Total income 5487 5487 2650 3150 2250 2750 2907 2907 1020 1020 4867 4867

less deductions and income tax (approx) 1097 1097 477 567 405 495 973 973

Net income (approx) 4390 4390 2173 2583 1845 2255 2907 2907 1020 1020 3894 3894

Rent 1000 2000 800 1600 700 1400 800 1500 400 700 1460 1650

Groceries & other essentials 1200 1200 600 600 400 400 1000 1000 300 300 1200 1200

Discretionary spending/saving 2190 1190 773 383 745 455 1107 407 320 20 1234 1044

Rents as % of income after CCB & tax 23% 46% 37% 62% 38% 62% 28% 52% 39% 69% 37% 42%

SITUATION WITH COVID-19 SHUTDOWN

Main income source CERB CERB CERB CERB CERB CERB social assistance social assistance social assistance social assistance CERB CERB

Adult 1 2167 2167 2167 2167 2167 2167 820 820 820 820 2167 2167

Adult 1 - extra income 0 0 0 0

Adult 2 2167 2167 0 0 400 400

CCB 1 467$                 467 467 467 467 467

CCB 2 467$                 467 467 467 0 0

CCB 3 553 553 553 553 0 0

Total income 5821 5821 2167 2167 2167 2167 2707 2707 820 820 2634 2634

less deductions and income tax (approx) 1164 1164 0 0 0 0

Net income (approx) 4657 4657 2167 2167 2167 2167 2707 2707 820 820 2634 2634

790 1650  note 6

Discretionary spending/saving 2457 1457 767 -33 1067 367 907 207 120 -180 644 -216

Rents as % of income after CCB & tax 21% 43% 37% 74% 32% 65% 30% 55% 49% 85% 30% 63%

Income change 267 267 -6 -416 322 -88 -200 -200 -200 -200 -1260 -1260

Change in discretionary income 267 267 -6 -416 322 -88 -200 -200 -200 -200 -590 -1260

Problem situation? No No No Yes No Yes No Yes Yes Yes No Yes

SITUATION WITH A RENT SUPPLEMENT BASED ON ACTUAL RENT

Base payment to rent (Note 4) 40% 40% 40% 40% 50% 50% 45% 45% 60% 60% 40% 40%

Supplement to reduce rent 0 137 0 733 0 317 0 282 0 208 0 596

Discretionary spending/saving 2457 1594 767 700 1067 684 907 489 120 28 644 380

Change in discretionary income 267 404 -6 317 322 229 -200 82 -200 8 -590 -664

NOTES

1. Since there are 52 weeks in a year, not 48, $500 per week is equal to $2,167 per month. Previous earnings of $400 per month are too low to claim the CERB.

2. For the low rent province, the social assistance figure is for a disabled person in NB.  For a high rent province, Ontario, the figure is similar. 

3. No tax is shown as deducted from the CERB, since the purpose of these examples is to show the impact of the CERB on cash flow and ability to pay rent.

4. The household contribution to rent is set at 40% for families, 40% for 2 adults, 50% for singles, or for those on social assistance 45% for families, 50% for 2 adults, 60% for singles. See note 5.

5. The target is often set at 30% for families, but the CCB helps families. Therefore, it does not need to be lower than the target for 2 or 1 person households.

6. The lower amount is Karen's reduced RGI rent.  Liam's rent does not change, which is why he has a problem, but Karen does not.
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Appendix D - CERB Storylines 

The following two storylines illustrate how the Canada Emergency Response Benefit (CERB) is useful for 

some people but not for others, depending on their situation and where they live in Canada.  

The first storyline compares the situations of two people in who were employed before COVID-19. 

Carole lives in a low rent area and David lives in a high rent area. The second storyline compares the 

situations of two people who were on social assistance before COVID-19. Ingrid lives in a low rent area 

while Jake lives in a high rent area.. 

The storylines illustrate that people who are paying a higher rent, usually as a result of the rental 

housing market where they live, are disproportionately worse off than those who happen to live in a 

low-rent area.  

These scenarios illustrate that the flat rate of CERB does not account for differences in rents across 

Canada, which is a significant shortcoming, and leaves many people in jeopardy. 

Scenario 1:  
People who lost their jobs due to COVID-19 and qualify for the CERB 

Carole lives in Trois Rivières, QC. Before the COVID-19 pandemic, she made $2250/month. A second 

adult in the household made $400/month. Their net income (after taxes and deductions) was 

$2173/month. Carole pays $800/month in rent – 37% of her income before the pandemic. 

Having lost her job due to COVID-19, Carole qualified for the CERB. Her net income is now $2167/month, 

practically the same as it was before.  

David lives in Vancouver, BC. Before the COVID-19 pandemic, he made $2750/month. A second adult in 

the household made $400/month. Their net income (after taxes and deductions) was $2583/month. 

David pays $1600/month in rent – 62% of his income before the pandemic. 

Having lost his job due to COVID-19, David qualified for the CERB. His net income is now $2167/month. 

Despite making more money than Carole before the pandemic, David is now in a much worse situation 

because he lives in a high-rent area (Vancouver) and pays twice the rent that Carole pays.  

Because of the COVID-19 shutdown, David’s rent as a percentage of income after tax is 74%, while 

Carole’s remains at 37%.  

*As seen in Appendix C, the situation would be different with a rent supplement.  as a percentage of 

income David’s rent would drop to 40% in Appendix C, or to whatever rent contribution the program 

required.  

Scenario 2:  
People who were on social assistance before COVID-19, were adversely affected by the lockdown, and do 

not qualify for the CERB. 

Ingrid lives in Edmundston, NB. Before the COVID-19 pandemic, she collected $820/month in social 

assistance and made approximately $200/month in extra income. Her net income was approximately 

$1020/month. She pays $400/month in rent – approximately 39% of her income.  
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Jake lives in Toronto, ON. Before the COVID-19 pandemic, he collected $820/month in social assistance 

and made approximately $200/month in extra income. His net income was approximately 

$1020/month. He pays $700/month in rent – approximately 69% of his income. 

Both Ingrid and Jake received the same incomes prior to the COVID-19 pandemic. Ingrid was better off 

than Jake because of her low rent.  They both continue to collect $820/month social assistance, but can 

no longer make any extra income because of the lockdown. Ingrid can manage her situation since her 

rent-to-income ratio went from 39% to 49%, and she still has $420 per month for groceries and other 

necessities. However, Jake is now is a desperate situation. He used to pay a rent-to-income ratio of 69%, 

leaving him $320 per month for groceries and other necessities. Due to COVID-19 he now needs to pay 

to 85% of his income on rent, leaving him only $120 per month for food. 

Neither Ingrid or Jake is eligible for the CERB.  

Because of the COVID-19 shutdown, Jake’s rent as a percentage of income after tax is now 85%, while 

Ingrid’s is 49%. 

*As seen in appendix C, the situation would be different with a rent supplement. With a base 

payment to rent, Jake’s rent as a percentage of their income would now be 60% or to whatever rent 

contribution the program required. 
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March 18, 2020 
 
Hon. Steve Clark 
Minister of Municipal Affairs and Housing 
17th Floor, 777 Bay Street 
Toronto, ON   
M7A 2J3 
 

Re: Supporting tenants during the COVID-19 Crisis 
 
Dear Minister Clark, 
 
On behalf of the Federation of Rental-housing Providers of Ontario (FRPO), I am writing to you today 
to share our proposed approach for the government to support tenants in these challenging times.  
 
As you are aware, FRPO has been the leading voice of the province’s rental housing industry for over 
30 years. We are the largest association in Ontario representing those who own, manage, build and 
finance, as well as those who service and supply residential rental units. We represent more than 
2,200 members who own or manage over 350,000 units across the province. 
 
Many of our tenants have already experienced significant reduction of incomes. Some are hourly 
workers whose workplaces are no longer open, and others have been laid off or at risk of being laid off 
in the near future. The federal government has introduced considerable assistance for Canadians to 
offset lost income, however, this may not be enough to bridge the gap to cover all essential costs, 
especially housing. 
 
Decisions by the provincial government to direct the Landlord and Tenant Board to issue no new 
eviction orders may create a scenario where it becomes rational for some tenants to default on rent 
to cover other essential costs.  
 
FRPO has encouraged our members to implemental practical options for addressing “out of character” 
defaults on a one-off basis such as alternate payment arrangements. However, many of our tenants 
will not be in a position to pay back multiple months of accrued rent down the road as their income 
levels may not allow it. This creates a scenario where the most vulnerable are setup for delayed 
evictions when the crisis is resolved.     
 
We are in extraordinary times and these times need extraordinary action. This is why FRPO is urgently 
calling for the government to setup an Ontario Rental Assistance Program (ORAP). This program would 
be time-limited and intended to provide interest-free loans to help tenants deal with rental costs until 
we have passed the current crisis. There would be an option to forgive the loans tied to income levels 
down the road. 
 
 
 

20 Upjohn Rd., Suite 105 
Toronto ON M3B 2V9 
416-385-1100 
1-877-688-1960 
www.frpo.org 

Tony Irwin 
President & CEO 
 
t: (416) 385-1100 ext. 20 
e: tirwin@frpo.org 
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ONTARIO RENTAL ASSISTANCE PROGRAM (ORAP) 
 
FRPO would like to provide the following advice to the government in their consideration of the design 
of such a program.  
 
Principles 
 
The design of any program should support the following core principles: 

• Relationship between landlords and tenants does not deteriorate during this crisis; 

• Responsibility for paying rents remain with tenants; 

• Assistance should be provided where it can be demonstrated that a tenant is unable to make 

rent payments in the short-term due to the current crisis; and 

• Ensure the economic viability of the province’s already depressed rental housing sector 

through uninterrupted rent payments. 

Parties and Roles 
 
The rental support program should be structured with four parties serving the following roles:  
 

Party Role 

Tenant File declaration of need, pay what they can with the remainder being 
repayable / forgivable loan 
 

Landlord Administer application process, bear carrying costs of rental shortfall 
until supplement is received from the government 
 

Government of Ontario Fund primary shortfall, manage compliance 
 

Government of Canada 
 

Cost-share shortfall with province, manage repayment via tax system 

 
Further Design Elements 
 
Tenant Benefit & Affirmation 

• The benefit to the tenant is an interest free loan reconciled through the income tax system. 
o It could be repayable or not depending on other benefits. 
o It could be capped at a ceiling. 

• The approach should be a “pay what you can” system with the shortfall backstopped by the 
government. However, there must be a clear understanding that it is not intended to serve as 
full relief from rent.  

• In terms of operations, the tenant would make the following declaration: 
o I have been laid off / I have no income. (affirmation) 
o My monthly rent is $______. This month I can only pay $_____. (landlord confirms) 
o I cannot pay rent due to COVID 19. (affirmation) 
o I am / am not receiving EI (affirmation) linked to SIN number.  
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Landlord Administration 
 
The rental housing provider would effectively be responsible for administering the program on-the-
ground. This includes: 

• Making the application form to the program available to tenants who are in need. 

• Providing on-site support to tenants to complete the application.  

• Receiving the completed application from the tenant. 

• Confirming the monthly rent and amount of rent paid by the tenant for that month.  

• Submitting the application to government (ideally in a digital form). 

• Receiving reimbursement by the government (no later than 30 to 45 days). 

Federal Considerations 
 
There are also key considerations at the federal level which should be contemplated in the design of 
the program: 

• In the event employment insurance changes are made in short order, recipients will be 
receiving 60 per cent of insured wages. In that scenario, the design could contemplate a 
maximum rental assistance of 40 per cent, in line with the level of lost wages. 

• Repayment of the benefit could be administered through the income tax system and tied to 

the level of income with certain percentages of the loan being forgiven based on income 

ladders. This is important as many lower income tenants may never be in a position to pay 

back a multiple month loan for rent.  

 
Potential Cost of the Program 
 
To determine the cost of such a program, first the total amount of monthly rent paid in Ontario for 
residential units needs to be estimated.  

There are two credible sources of data on the number of rental households and average rents in 
Ontario: Canada Mortgage and Housing Corporation’s (CMHC) Rental Market Survey and Statistics 
Canada’s (StatsCan) Census. 

However, neither source is complete for our purposes. CMHC’s dataset is recent (from October 2019) 
but it only looks at structures with at least three rental units, so the number of all rental households is 
underreported. The StatsCan data looks at all rental households but the last Census was in 2016 so the 
average rent would be significantly lower than current levels.  

For our illustrative purposes, we used the number of rental households (1,559,720) from the StatsCan 
dataset and the average rent ($1,277) from the more recent CMHC report to come up with a total rent 
roll of $1,991,762,440 or approximately $2 billion a month for residential tenancies in the Province of 
Ontario.  

Once the rent roll is established, there are three core variables which will inform the cost of the 
program: 

• The number of renters who seek assistance; 

• The level of assistance they seek; and 
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• Their ability to pay back the loan.  

The following tables outlines three illustrative scenarios of the number of renters who apply for relief 
through this program. For each scenario, we further outline some illustrative permutations of the level 
of assistance provided (33%, 66% or 100% of rent) and loan / grant splits with grants being the loans 
which never end up being repaid.  
 
 
Scenario 1 – 10% of total renters apply for relief (155,972) 
 

  Loan / Grant Split 

  Sub-scenario 1 Sub-scenario 2 Sub-scenario 3 

% Rent 
Relief 

Total 
Amount 

80%  
Loan 

20% 
Grant 

60%  
Loan 

40% 
Grant 

50%  
Loan 

50% 
Grant 

33% $65.7 M $52.6 M $13.1 M $39.4 M $26.3 M $32.9 M $32.9 M 

66% $131.5 M $105.2 M $26.3 M $78.9 M $52.6 M $65.7 M $65.7 M 

100% $199.2 M $159.3 M $39.8 M $119.5 M $79.7 M $99.6 M $99.6 M 

 
 
Scenario 2 – 30% of total renters apply for relief (467,916) 
 

  Loan / Grant Split 

  Sub-scenario 1 Sub-scenario 2 Sub-scenario 3 

% Rent 
Relief 

Total 
Amount 

80%  
Loan 

20% 
Grant 

60%  
Loan 

40% 
Grant 

50%  
Loan 

50% 
Grant 

33% $197.2 M $157.7 M $39.4 M $118.3 M $78.9 M $98.6 M $98.6 M 

66% $394.4 M $315.5 M $78.9 M $236.6 M $157.7 M $197.2 M $197.2 M 

100% $597.5 M $478.0 M $119.5 M $358.5 M $239.0 M $298.8 M $298.8 M 

 
 
Scenario 3 – 50% of total renters apply for relief (779,860) 
 

  Loan / Grant Split 

  Sub-scenario 1 Sub-scenario 2 Sub-scenario 3 

% Rent 
Relief 

Total 
Amount 

80%  
Loan 

20% 
Grant 

60%  
Loan 

40% 
Grant 

50%  
Loan 

50% 
Grant 

33% $328.6 M $262.9 M $65.7 M $197.2 M $131.5 M $164.3 M $164.3 M 

66% $657.3 M $525.8 M $131.5 M $394.4 M $262.9 M $328.6 M $328.6 M 

100% $995.9 M $796.7 M $199.2 M $597.5 M $398.4 M $497.9 M $497.9 M 

 
 
The cost to the government associated with loans which are repaid would simply be their carrying cost 
for that duration of time. Under these scenarios, the monthly grant would range from $13.1 million (in 
the event 10% of renters apply for 33% relief and 20% don’t repay the loan) to $497.9 million (in the 
event 50% of renters apply for 100% relief and 50% do not repay the loan). 
 
FRPO recommends cost-sharing between the federal and the provincial government for the amount 
which ends up being a grant (loans which are not paid back).  
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Under the proposed construct, rental housing providers would still be supporting carrying costs 
associated with delayed revenue until they receive the payment from the government.  
 
We would welcome an opportunity to further discuss our proposal with yourself and/or your staff in 
the Ministry of Municipal Affairs and Housing.  
 
Please feel free to contact me at tirwin@frpo.org or (416) 385-1100 x 20 if you have any questions. 
 
Sincerely, 
 
 
 
Tony Irwin 
President & CEO 
 
 
 
CC: 
Alex Earthy, Senior Policy Advisor – Housing, Office of the Minister of Municipal Affairs & Housing 
Kate Manson-Smith – Deputy Minister, Ministry of Municipal Affairs & Housing 
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APPENDIX F: CFAA suggestions for a comprehensive policy response for rental housing 

(with comments on the status of the issues) 

From the federal government, CFAA is currently seeking: 

1. Improving government messaging to emphasize that tenants who can pay their rent, should 

pay their rent. (This has largely been delivered, especially by CMHC.) 

2. Government financial support to deliver rent support, paid directly to rental housing 

providers. (This is the key current issue. The best program would best a Rent Subsidy 

program or programs as described in the submission dated April 27, 2020. CFAA can 

provide more input on the design issues if desired.) 

3. Government encouragement to require the banks and other lenders (whether federally or 

provincially regulated) to provide deferrals when rental providers need them due to COVID-

19. (The chartered banks seem to have delivered this, but provincially regulated lenders like 

credit unions seem to be behind the curve on this.) 

4. Creating a fund from which landlords can obtain low interest loans to support building 

operations and financing payments in the face of income losses due to COVID-19. (RRRF 

may serve this purpose. See below.) 

5. Supporting the availability of construction financing, so that rental housing development 

projects which are currently underway can continue so that rental demand is met, especially 

in the areas where rental supply fell short of rental demand. (This needs attention. See 

below.) 

6. Ensuring that government financial support programs are sufficient for the self-employed and 

contract workers in different income situations, while encouraging them to continue to work 

as much as they can safely. (This has largely been addressed by the extension of the CERB 

to part-time workers and to students.) 

As indicated above, since the CERB is in place, the key is step 2: a Rent Subsidy program or 

programs. Request 3 would only need to be taken up if steps 1 and 2 do not enable sufficient rent 

payments for all landlords. However, some shortfalls or gaps are likely, and we are aware of some. 

CFAA is investigating whether the Regional Relief and Recovery Fund (RRRF) will provide access to 

rental housing providers. The Regional Development Agencies (RDAs) have not been a traditional 

source of support for rental housing, but these are unique times. That might serve as a suitable 

response to request 4. CFAA is investigating this with the RDAs. 

For the Canada Emergency Business Account (CEBA) to serve as a response to request 4, the 

program would need to be revised. As it stands, only corporations can borrow under CEBA rather 

than business people operating at sole proprietorships or partnerships, but almost all small landlords 

operate as sole proprietorships or partnerships. As well, only landlords with more than about 12 

rental units carry a payroll of more than $20,000. Reducing the payroll level needed would expand 

the value of the program. The reduction could apply to rental operations only. (It would also be 

helpful to ensure that the payroll includes taxable benefits, since many small landlords pay their part-

time superintendents through a rent subsidy.) 

Some attention should also be paid to ensuring that construction financing is available (point # 

5), so that developers can carry on and complete rental housing projects that are permitted by the 

shut down orders because of their importance to the housing market. It would be ironic if the shut 

down orders permit them to continue because they are important, but financing difficulties halt them. 

We understand that is a real risk in the development community. 
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