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Tax Memo:   Canada Rental Property Income Tax for Non-Resident Investors 

 

Non-resident purchasing new built residential property 

1. For own occupancy and personal use as primary residence, there should be no GST/HST 

payable for the purchase of the new property. 

 

2. For long-term (with one-year rental lease required) residential rental property, the purchaser 

will need to pay GST/HST in addition to the purchase price for the new property. However, 

the owner can get part of the GST/HST paid refunded back by file a GST/HST New 

Residential Rental Property Rebate to CRA. 

 

3. For short-term (less than 30 days rent) residential rental property, or 3rd party active business 

rent or as commercial use, the new property purchase will not qualify for rental property 

rebate for part of GST/HST paid for the purchase. 

However, for purchasing a new residential property as for short-term rental business, the 

owner will be qualified to apply for GST/HST number with CRA, and get refund for the full 

amount HST paid in the purchase price after filing GST/HST return. 

Non-resident operates a long-term rental property with rental income in Canada 

1. For long-tern rental, the non-resident owner of the rental property will need to: 
- Assign a withholding agent for the property. The agent must be a Canadian resident.  

- Apply for Non-resident tax account with CRA and Income Tax Number (ITN). 
2. Have your accountant prepare your NR6 form based on estimates for the current year. Remember 

that NR6 form is due the later of December 31th of the previous year and before the first rental 
payment is received. 

3. Have the agent withhold 25% of net rental income pursuant to the NR6 calculations each month, 
and remit withhold tax to CRA before 15th each month. 

4. Prepare and submit form NR4 by March 31 of the following year. 

5. Prepare and file Canadian non-resident income tax returns electing to tax net rental income 
under section 216 of the Canadian income tax act. 

6. Once your income tax return is assessed and you receive your non-resident tax assessment ensure 
to review it for any changes CRA may have made. 

7. Repeat steps 2 to 6 each year until the property is sold or you become a full time tax resident of 
Canada. 

 
Please note that the non-resident rental income procedures have to be followed every year, Failure 
to properly file forms NR6, NR4 and section 216 income tax returns can lead to significant 
penalties and hassle with CRA. 
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Non-resident operates a short-term rental property with rental income in Canada 

1. The owner has to register or self-assess for GST/HST account and filing GST/HST return, in 

order to pay or get refund of GST/HST collected or paid for rental income and expenses, 

 

2. The short-term rental income has to include GST/HST. 

 

3. The owner of the short-term rental property has to remit the GST/HST collected to CRA.  

 

4. The owner of the short-term rental property has the obligation to file a periodic HST return. 

 
5. Prepare and file Canadian non-resident income tax returns electing to tax net rental income under 

section 216 of the Canadian income tax act. 

 
6. Once your income tax return is assessed and you receive your non-resident tax assessment ensure 

to review it for any changes CRA may have made. 

 
7. Repeat steps 2 to 6 each year until the property is sold or you become a full time tax resident of 

Canada. 
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