O U R P L AT F O R M A S K
Fair Rules for the Short-Term Rental
Industry to Boost Canada’s Economy
ISSUE
Commercial operators – those renting multiple
units or entire homes on platforms like Airbnb –
are acting like hotels without the same responsibilities to taxation, health and safety standards,
business licenses, and insurance. These online
platforms currently exploit a pre-digital loophole in tax policy, in which they are exempt as
they do not have any stores or offices here. All
businesses operating in Canada, regardless if
they have a physical presence or not, should be
given the benefit of a level playing field.
With these discrepancies in policies, Canadians
are losing out. Governments and cities are
losing out on tax revenues. The 306,000
employees whom Canada’s hotel sector supports
with well-paying jobs are at risk. A recent Nanos
Research study, commissioned by the Hotel
Association of Canada (HAC), found that more
than 60% of Canadians are concerned or somewhat
concerned about a neighbouring home being
regularly rented out through an online
short-term rental platform like Airbnb. In addition,
short-term rental operations have had a profound
impact on affordable housing – an issue that
has already reached a critical state in many
jurisdictions across Canada.
RECENT MOVEMENT
Over the past five years, Airbnb has seen significant
growth in its revenues, while their responsibilities
to taxation have remained stagnant. In the
two-year period from April 2015 to March 2017,
multi-unit entire-home hosts were the fastest
growing Airbnb segment compared to all other
Airbnb host types, with revenues from this
segment more than doubling from $71 million
to $167 million – a 134% increase. Many jurisdictions
around the world have modernized their tax
laws to level the playing field, including the EU,
UK, France, Australia, Japan and multiple U.S.
cities and states, to name a few. Similarly, several
municipalities and provinces in Canada have
taken action. It is time for the Federal Government
to modernize Canada’s tax policy and develop
fair rules that allow for healthy competition.
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TAKING ACTION
There are a number of actions the federal
government should take to create a level playing
field and ensure digital businesses contribute
their fair share to the Canadian economy:
1. Ensure all corporations that operate in
Canada through a digital presence pay corporate
income tax on Canadian earnings.
2. Amend the Excise Tax Act to:
a. Require short-term rental platform companies
operating in Canada to charge GST/HST to
hosts and guests on all fees.
b. Eliminate the use of the small-supplier
threshold for short-term rental accommodations,
paralleling the treatment for ride-sharing.
3. Amend the Income Tax Act to require
short-term rental platform companies to issue
an annual information slip on gross earnings to
hosts.
4. Develop and implement an information and
enforcement program through the Canada
Revenue Agency to encourage voluntary compliance for the short-term rental industry.
5. Apply HAC’s best practices guidelines for
regulating short-term rentals based on a worldwide analysis of regulatory developments and
approaches.
EXPECTED OUTCOME
These amendments would lead to substantial
gains for the Government of Canada. Importantly,
if the same consumer taxes and fees currently
applied to hotels were to be applied to Airbnb
revenues, Canada’s Airbnb sector has the
potential to contribute nearly $100 million in
consumer taxes and fees to the Canadian
economy. Right now, all Canadians are missing
out on revenue from digital companies like
Airbnb, who continue to profit from unfair tax
treatment.

O U R FA C T S TO B A C K U P O U R C A S E
TORONTO CASE STUDY:
ADDRESSING TORONTO’S HOUSING CRISIS
A 2019 Fairbnb report “Addressing Toronto’s
Housing Crisis” details the negative effects
short-term rentals have had on housing availability
and affordability in the city.¹
Toronto is struggling with an acute housing
crisis that is worsened by illegal short-term
rentals. Short-term rentals are currently not
permitted in Toronto, yet Airbnb and other
similar platforms continue to operate and
profit.
Unaffordability is off the charts in major cities
including Toronto, Vancouver, and Calgary.
Residents of Toronto that are both low-income
and high-income are struggling to find decent
affordable housing. In Toronto, waitlists for
social and non-profit housing increased by
10.7% in Toronto over the past five years.²
Toronto has one of the lowest vacancy rates in
Canada at 1.1%. Returning even a small portion
of these homes to the housing market would
make a significant difference to the thousands
of families seeking permanent housing. In
2017, Toronto city staff estimated that Airbnb
alone drained 3,200 entire homes from Toronto’s
housing supply in 2016. By 2019, this number
has more than doubled to approximately 6,500
entire homes.
Of Toronto’s 19,255 Airbnb listings in 2018,
6,479 (or 33%) of these are offered by hosts
with more than one entire home listing and/or
are frequently booked – more than 180 days a
year. In one Toronto neighbourhood alone,
Waterfront Communities-The Island, 88% of all
Airbnb listings in the neighbourhood are for
entire homes (usually condos).
Airbnb is generating well over $250 million in
Toronto alone. In 2019, it is estimated that $190
million of Airbnb’s Toronto revenues come from
ghost hotels – commercially operated full-time
Airbnb units. These ghost hotels are draining
the housing supply, while hosts and Airbnb pay
no taxes to the city or to the Canadian Government.

OTTAWA CASE STUDY:
ADDRESSING OTTAWA’S HOUSING CRISIS
In April 2019, Fairbnb released a second case
study focused on Ottawa, which generated
similar results to the Toronto report. According
to the Canada Mortgage and Housing Corporation,
Toronto and Ottawa are among Canada’s top
three most expensive cities to rent in. Ottawa
has a vacancy rate that is almost as low as
Toronto at 1.6%.
Commercial Airbnb hosts have turned approximately
1,054 entire homes into ghost hotels. On a
regular basis, almost 3,000 properties are
routinely advertised on platforms like Airbnb.
Surprisingly, the Rideau-Vanier and Somerset
neighbourhoods are more deeply saturated
with ghost hotels than even Toronto’s waterfront
area. Approximately $18 million, or 79%, of
Airbnb’s estimated revenue in Ottawa is generated
by commercial operators, not ordinary hosts.
Toronto and Ottawa are just two case studies.
Similar effects of short-term rentals on housing
supply can be seen in other major cities across
Canada.³ Governments are losing out on housing
units and, in many cases, receive no revenue
from short-term rentals. Airbnb and similar
platforms continue to profit from illegal activities, while residents bear the increasing costs of
an unregulated short-term rental market.

$18 million, or 79%,
of Airbnb’s estimated
revenue in Ottawa
is generated by
commercial operators.

¹http://fairbnb.ca/wp-content/uploads/2019/01/Final_Fairbnb-Update-Report_Jan_9_2019.pdf
²Canadian Housing and Renewal Association, 2019
³http://fairbnb.ca/wp-content/uploads/2019/04/Fairbnb-Update-Report-Ottawa_final-1.pdf
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ONLY

1%

of Canadians believe that Airbnb
has a positive impact on their
neighbourhood quality of life

Canadians Concerned
about Airbnb’s Impact
on Their Communities
Most Canadians think the platform has a negative
impact on their neighbourhood quality of life
The Hotel Association of Canada (HAC) released the results
of a study, conducted by Nanos Research, highlighting that
Canadians from coast to coast have serious reservations
about the impact of short-term rentals, like Airbnb, on
their communities.
Canadians clearly disagree with the notion that Airbnb
and other short-term rental platforms help create vibrant
communities. In fact, only 1% think that platforms like
Airbnb have a positive impact on the quality of life in their
communities. One in two Canadians would personally feel less
safe if short-term rentals were located in their neighbourhood.
Overall, more than 60% of Canadians are concerned or
somewhat concerned about a neighbouring home being
regularly rented out through an online short-term rental
platform like Airbnb. This concern is shared across the
country, with the highest levels coming from respondents
in Ontario (69%) and British Columbia (65%). This is driven
primarily by the perceived unfavourable impacts on
neighbourhood quality of life and on personal safety.
Interestingly, these concerns were shared across age
groups, including among millennials. Fifty percent of
respondents aged 18-34 personally would feel less safe
with short-term rentals in their neighbourhood.
These results demonstrate Canadians’ clear preference for
tangible limits on the amount of time that neighbouring
homes and condos can be rented out through platforms
like Airbnb. Nearly one quarter of all Canadians think that
homes should never be able to be rented out through
platforms like Airbnb, and half think that they should be
rented for no more than 30 days per year.
Airbnb and similar online short-term rental platforms have
an impact beyond the host that rents out a property and
the person that stays there. It is important that regulators
and elected representatives consider the effect that these
platforms have on the community and its members as
they move forward to consider regulations. Canadians have
a right to feel safe and comfortable in their neighbourhood,
and that should be a priority for governments.
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7 in 10
OVERALL

Canadians would be more or as
likely to vote for a local politician
who supports increased control
over short-term rentals

3 in 5
MORE THAN

Canadians are concerned or somewhat
concerned about a neighbouring
home being regularly rented on
Airbnb

65%

B.C.

69%

The highest levels of
concern regarding a
neighbouring home
being regularly rented
on Airbnb come from
respondents in British
Columbia and Ontario

ON

1 in 2
OVERALL

Canadians would personally feel
less safe if short-term rentals
were located in their neighbourhood

1 in 4

Canadians believe that homes
should never be rented out as
short-term rentals

1/ 2

of Canadians think short-term
rentals should be rented out
no more than 30 days a year

8x

As many Canadians
think short-term
rentals will hurt
the value of their
home rather than
help it

