
Toronto is the fastest-growing city in
North America, according to a 2019
study conducted by Ryerson University’s
Centre for Urban Research and Land
Development. In 2018, nearly 78,000
people moved to the city proper, and the
population of the GTA grew in that pe-
riod by more than 125,000 people.

Some population growth is due to
migration inside Canada – movement
into the city from smaller towns or other
provinces. But the largest source of
growth is people arriving from outside

Canada, attracted by high liveability fac-
tors of education, healthcare, jobs and
opportunity. This pattern is not new.
Modern Canada has been built by the
endeavours of successive waves of immi-
grants, initially mainly from Europe and
then later from all over the world. For
the GTA, this has resulted in one of the
most culturally diverse and economically
competitive regions in the world.

Naturally, as the population increases,
the region grows, and this, in turn,
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Canada’s largest source of population growth is people arriving from outside Canada.
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T
he Building Industry and Land
Development Association, as
the successor of the Toronto
Home Builders’ Association,
is celebrating its 100th anni-
versary this year. To mark this

important milestone, BILD has partnered
with the Toronto Star to produce a
decade-by-decade retrospective of our
industry’s contribution to the growth of
the cities and towns of the GTA. This
Saturday’s edition marks the end of our
look back. Next week, we conclude our
series with a look ahead.

The 2010s were the decade when housing
supply again became a major issue in the
GTA. If you have followed this series, you
will know that the economic conditions of
the 1930s and the wartime hardships of the
early 1940s led to a housing shortage when
veterans began to return home. This was
solved with the rapid expansion of the
GTA and the housing boom of the late
‘40s, ‘50s and ‘60s. Even with greatly
increased immigration levels, there was
balance in the market. In contrast with the
housing shortage of the immediate post-
war period, the current undersupply of the
market is largely the result of policy.

Three main factors are driving the
present housing supply shortage. The first
is the Growth Plan, with its directive to
built denser communities within existing
municipal boundaries. This has led to a
land supply crunch that can only be
alleviated with the expansion of muni-
cipal boundaries. Municipalities are able
to do this when they update their official
plans at specified periods, but these
updates are highly political discussions,
and often the need to expand boundaries
is sacrificed by those wanting to limit
areas where growth can occur.

The second factor driving the region’s
housing supply shortage is the complexity

of the municipal approval process for new
homes and new communities. It now
takes 10 years or more for the necessary
approvals, delaying the addition of new
housing supply to the market.

Lastly, given that the big days of infra-
structure spending were in the ‘50s through
the end of the ‘70s, existing infrastructure
is not able to support growth, limiting the
ability to add new housing, and new infra-
structure is added too slowly, causing delays.

The housing supply problem, combined
with high demand, spiked GTA housing
prices in the 2010s, doubling and sometimes
tripling them. In addition, politically mo-
tivated demand-side measures, such as the
stress test and foreign buyer sales taxes, only
masked the housing market’s structural
imbalance, which re-asserted itself after a
momentary pause.

Based on expert studies, BILD estimates
that the market has fallen short by almost
10,000 units per year since 2006 – more
than 120,000 units or enough housing for
about 300,000 people.

In 2018, the provincial government
recognized that the problem is on the
supply side and implemented its Housing
Supply Action Plan, to start to bring more
balance to the market. The plan requires
municipalities to adequately plan for a
near-doubling of the population by 2051.
However, it will be several years before the
province’s laudable policy initiatives have a
meaningful impact on the housing market.

The Building Industry and Land Dev-
elopment Association, having brought
together planners, developers and builders
under its banner in 2007, took on an
increasing role in provincial advocacy,
recognizing that the future of the GTA is
shaped by both provincial and municipal
policy. Today, BILD has more than 1,300
member companies and is one of the largest
associations of its kind in North America.
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necessitates more housing, as
people need a place to live. This is
a good thing for the economy, for
the industry, for an expanded tax
base, and, of course, for a stable
real estate market.

Immigrants seek to build new
lives in Canada, and most tend to
settle in the three largest cities –
Toronto, Vancouver and Montreal.
In 2004, 72 per cent had settled
in those three cities, but by 2014,
that had declined to 51 per cent.
Among business-class immigrants
and skilled workers, though, the
three most populous cities had
attracted 85 per cent and 70 per
cent, respectively, in 2014.

Immigrants often start off rent-
ing, usually in affordable neigh-
bourhoods, and purchase only
after being in Canada three years
or more, according to a Forbes
article. The same article notes
that 21 per cent of homes in Can-
ada are purchased by immigrants.

This continuous cycle, in addi-
tion to building the most diverse
and multicultural region in the
world, is a very positive force for
GTA society and our economy.

For every 1,000 new homes, high-
rise and low-rise, built in the
GTA, municipalities receive on
average $80 million in develop-
ment charges to build new roads
and infrastructure, support so-
cial, fire, ambulance and police
services, and build libraries and
community centres.

Those same homes also pro-
vide $72 million in HST for the
federal and provincial govern-
ments and nearly $15 million in
provincial land transfer tax (and
millions in municipal land trans-
fer tax in Toronto). All of these
funds get reinvested in services
that support the residents of the
GTA, including health care, ed-
ucation and other social services.
New development also provides
parkland and supports education
through educational development
charges. Lastly, every new house
expands the municipal property
tax base, providing more resourc-
es to every municipality across
the GTA.

From an employment and eco-
nomic development perspective,
the new home building and com-
mercial space sectors in the GTA
provide 215,000 full-time jobs
with a payroll of over $14 billion.
When the home renovation sector
is added, that grows to 365,000
full-time jobs with a payroll of $22
billion, generating an investment
value of over $40 billion per year
and adding over 40,000 homes per
year to the GTA’s housing stock.

We are fortunate to live in this
region that was built on immigra-
tion. As this cycle continues gen-
eration over generation, and we
continue to welcome new Can-
adians, we are progressively en-
hancing our collective quality of
life from a social, economic and
cultural perspective.

The new home
building and
commercial space
sectors in the
GTA provide
215,000 full-time
jobs with a payroll
of $14 billion.
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In 2017, commuters hopped aboard the Toronto Line 1 subway extension to Vaughan for
the very first time. The first extension to travel beyond the borders of Toronto, the subway
now directly connects Toronto with Vaughan, paving the way for new residential and
commercial development. Unlike earlier subway stations, those on the new route were
designed by some of the best architects in the world. With six new stations over 8.6 kilo-
metres, including a stop at York University, the terminus at Vaughan Metropolitan Centre
serves as a catalyst for growth in a new urban downtown. It also serves as a new trans-
portation hub for York Region, directly connecting to the vivaNext rapidway on Highway
7, and forging links with other transit connections that are underway, including the future
Finch West LRT and Barrie GO rail line.

Vaughan has come a long way since it was first established, when its remote location
and lack of roads made settlement difficult. Townships created in 1792 led to European
settlement revolving around agriculture and skilled trades. These townships were incor-
porated into Vaughan Township in 1850; at the same time, Vaughan Road was
constructed to link the township with Toronto, incorporating part of what is today Toron-
to’s Dufferin Street.

The Second World War led to an influx of immigration, particularly Jews, Italians and
Eastern Europeans, spurring growth. In 1971, under its first mayor Garnett A. Williams,
the township merged with the Village of Woodbridge to become the Town of Vaughan,
part of the newly established government of York Region. In 1991, the town became the
City of Vaughan, and from 1996 to 2006 its population increased more than 80 per
cent, nearly doubling in size since officially becoming a city. At that point, Vaughan was
made up of four historic communities: Maple, Kleinburg, Thornhill and Woodbridge,
each with its own town centre.

The city is committed to building a new business and commercial core that will provide
it with a civic identity and create a new focal point for business activity and major com-
mercial development. But it was the subway extension in the 2010s that solidified the
status of Vaughan Metropolitan Centre as the city’s new downtown. The subway terminus
has encouraged new business and residential development in this emerging downtown
core — a walkable, pedestrian-friendly urban community with plenty of green spaces,
quick access to transit and a direct connection to Toronto’s Union Station. With three
commuter lots along the extension, Vaughan is becoming attractive to commuters and
new residents, while helping businesses attract new talent. The city’s population is fore-
cast to experience significant growth over the next two decades. By 2031, the population
is expected to increase by 42 per cent to 418,800 people.
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A
funny thing happened on the
way to developing Toronto’s
waterfront – the financial dis-
trict slid south.

Since the mid-2010s, new
corporate headquarters, particularly banks,
have been relocating as fast as new towers
are constructed south of Front St. They
now occupy considerable office space in the
South Core, on what was once the eastern
part of the Railway Lands.

A 2015 report by international real es-
tate company Cushman & Wakefield
documented the phenomenon, noting
that Toronto’s financial district was now
centred on the transit hub of Union Sta-
tion – away from the long-held epicentre
at King and Bay streets.

While the original Financial District
is bounded by Queen St. on the north,
Front St. on the south, Yonge St. on the
east and University Ave. on the west, the
new South Core abuts the lake to the

south, with its north edge along Front St.,
and its east and west boundaries being
Jarvis and Lower Simcoe streets.

According to the report, the South Core
has become the fastest growing commer-
cial area, with a vacancy rate of 1.7 per
cent. Prior to 2009, the area had hardly
any businesses, but six years later had 5
million sq. ft. of office space, a quarter of it
added in the few months before the study
was completed.

Thousands of employees have been re-
located as well – Royal Bank moved 4,000
people to its RBC WaterPark Place on
Queen’s Quay. Thousands more followed
after the completion of CIBC Square, which
accommodates a number of head offices:
Telus, the Healthcare of Ontario Pension
Plan, CI Financial Corporation and Sun
Life Financial.

The move south was driven in part by
constraints in the older office towers of the
original Financial District. Built in the

1960s, they are very difficult to retrofit to
allow more people per floor, mainly because
of the inability to expand fire stairwells.
Newer buildings, while more expensive to
build, command significantly higher rents,
and are also more energy efficient.

Partly because people want to live near
where they work, and partly in keeping
with the Places to Grow Act, a healthy mix
of residential, corporate and commercial
is in place or in the works in the South
Core. One study anticipates 10,000 peo-
ple will make it their home in the near
future, and that by 2031, the population
will reach 130,000.

New condo projects include Harbour
Plaza at York St., One Yonge Sky Tower,
Ice Condos, 16 York, Pier 27, the 65-storey
Ten York, and the mixed-use develop-
ment Sugar Wharf. In addition, there is
Maple Leaf Square, Loblaws, and Har-
bour Castle Westin Hotel. Harbour St.
in the South Core will be home to cafes,

stores, and residential towers.
This means a lot more pedestrian traffic

and, indeed, the area has been planned
with this in mind. A series of footbridges
run along Queen’s Quay, and a glass pedes-
trian bridge has been installed over Lake
Shore Blvd., connecting the water to Union
Station. South Core’s office towers are part
of the PATH pedestrian network, connect-
ing to Eaton Centre to the north and the
waterfront to the south, with Union Station
the central point. In pre-pandemic times
the PATH hosted 250,000 people during
rush hour and lunch through its 30 kilome-
tres of halls and below-ground plazas.

So the connection to the heart of the
city is in place for the future – whatever
that may hold given the uncertainty
around the global pandemic – but the mi-
gration south began back in the 2010s.

Toronto’s downtown financial district in the 2010s. Toronto Star, David Cooper / Contributor

This content was funded and approved by the advertiser.

CORNERSTONE
THE BILD

CORNERSTONE Avvio Fine Homes
2013

New articulated LRT,
Flexity, begins service

2014
Poetry Living

2014
Digreen Homes

2014

Geranium is honoured to congratulate

BILD on 100 years of advocating and

educating on behalf of the construction

and land development industry.

Since 1977, BILD has enabled Geranium

to carry out our mission to build

premium homes that elevate everyday

life in Ontario. With every layout we

design, every foundation we pour and

every brick we lay, you and your family

are our inspiration. We continuously

strive to meet the ever-evolving needs

of future homeowners.

Built for family, by family.

From the ground up.

www.geranium.com

geranium.comMEMBER SINCE 1995

PROUD MEMBER
OF BILD FOR
OVER 26 YEARS

Toronto’s financial district – and
many residents – head south in
the 2010s

ON THE WATERFRONT



C E L E B R A T I N G A C I T Y : 1 0 0 Y E A R S O F B I L DSPONSORED BY

This content was funded and approved by the advertiser.

The decade that began in 2010 was an im-
portant one for the Greater Toronto Area.
It got the region moving again – and it was
very much overdue.

In fact, a 2010 report by UK-based
Expert Market showed Toronto was the
worst city in North America for commut-
ing times and the sixth worst in the
world. Governments at all levels stepped
forward with ambitious plans to change
this ranking.

How we got there warrants a look at
Toronto’s transit history. Several private
streetcar companies operated in the city
until the provincial government took
over in 1920, amalgamating them to pro-
vide service for the whole city. The first
subway line – from Union to Eglinton –
opened in 1954, with the Bloor line
opening in 1966.

Although the system was outmoded by
the late 1970s, the city’s population was
growing so slowly – by only 50,000 that
decade – that there wasn’t enough rider-
ship to warrant updating. In the
meantime, an additional 400,000 people
flooded the suburbs, all driving cars.
Transit building all but stalled, except for
the addition of the Scarborough RT line
in 1985 and the Sheppard line in 2002.

Throughout the 1980s, the city’s popu-
lation grew, as did the demand for transit;
a recession late in the decade saw budgets
cut – including transit. Lost jobs meant
lost ridership – down by 20 per cent – and
when the economy rebounded, the city
and the region were sorely underserviced.

A plan to dramatically expand ser-
vices, titled Transit City, was announced
in 2007. Its aim was to address how far
behind the city was in infrastructure
building. It proposed constructing seven
light rail lines along priority transit corri-
dors to integrate with existing streetcar,
bus and rapid transit lines. Also on the ta-
ble: extending the Scarborough RT, new
bus rapid transit, and increasing the fre-
quency of 21 bus routes.

In December 2010, Transit City was
axed in favour of expanding the subway
system. In 2012, Toronto city council
nixed that and voted instead to resume
work on the Sheppard, Eglinton and
Finch LRT lines.

This new plan, called The Big Move,
was a massive $11.5-billion cross-region-
al transportation plan introduced in 2008
and adopted by Metrolinx after much
public consultation. It was decided that
incremental steps toward improved tran-
sit weren’t sufficiently aggressive, and
that the whole system needed a massive
overhaul. In fact, Metrolinx had been
created in 2007 specifically to oversee the
transformation.

The five lines currently under con-
struction or in the planning stages are the
Eglinton Crosstown LRT, Finch West
LRT, Mississauga Transitway, Queen
Street, Brampton/Highway 427, and High-
way 427 from Kipling Station.

Also in the plan was linking Toronto’s
two busiest and most important transit
hubs – Union Station and Toronto Pear-
son International Airport – with the
Union Pearson Express that launched in
2015. Today, the UP Express departs ev-
ery 15 minutes for its 25-minute trip.

Union Station itself was another focus
of the plan. The station currently sees
240,000 people through its doors each
day, a number that’s expected to quadru-

ple over the next 25 years, according to a
2011 study. And since the station is also a
national historic site, the decision was
made for a massive overhaul. This included
excavating to expand VIA rail and GO,
creating an entire floor of retail space, and
creating connections to the PATH system.

As well, 51 mobility hubs were iden-
tif ied across the Greater Toronto and
Hamilton Area. These hubs serve their
surrounding areas, not only as transit con-
vergence points for bus, train or subway
lines, but also in allowing higher density
residential and commercial development,
as outlined in the Places to Grow Act.

With an expected completion of 2022,
the Eglinton Crosstown LRT will con-
nect Kennedy to Keele with 25 stations.
Running on a dedicated lane aboveground
– and in some places below – the LRT is
faster than subway, streetcar or bus. Metro-
linx boasts this is the cornerstone of an
“$8.4 billion investment.”

The Ontario Line, with its mix of at-
grade surface track, elevated guideways
and underground tunnels, will provide fast
transit to underserved communities like
Flemingdon Park and Thorncliffe Park.

It’s anticipated to take 30 minutes to trav-
el the 15 stops between Exhibition Place
and the Science Centre, according to the
Metrolinx website.

Connecting regional commuter stations
to the urban rapid transit network of the
city is the proposed SmartTrack. Its pro-
posed route will run along Eglinton Ave.
from Mississauga’s airport corporate centre,
to Mount Dennis (the intermodal transit
station under construction near Weston
Rd.), then down to Union Station before
changing direction to run northeast to
Scarborough and then on to Unionville.

The 2015 feasibility study looked at the
underserviced areas SmartTrack could
serve, such as Liberty Village, CityPlace
and the East Don Lands development.
But it would also connect people in the city
to the employment hubs of Mississauga and
Markham. It’s expected to be constructed
by 2026, providing much-needed transit
while the Ontario Line, Scarborough Sub-
way extension, Eglinton Crosstown and
Yonge St. extension are being built.

Toronto’s Union Station and Pearson International Airport become connected with the launch of Union Pearson Express in 2015. Toronto Star, Steve Russell / Contributor
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If you stand at the top of the CN Tower
and look around, what you’ll see is star-
tling. First is the sheer number of cranes
poised over towers under construction,
and not just in the downtown core, either.

The second thing you’ll notice is how
green the city is – according to an urban
forestry project, the city’s tree canopy is
one of the most luxuriant in the world.
And it’s growing, thanks to a city plant-
ing scheme that adds 120,000 trees
every year.

Third is the juxtaposition of concen-
trated areas of high-rise towers next to
low-rise neighbourhoods. The higher
densities these towers offer near transit is
a good thing, and part of the govern-
ment’s Places to Grow mandate.

In 2011, Emporis, a global building in-
dustry database, revealed that Toronto
had more high-rise towers under con-
struction than any other city in the world
– 132 versus Mexico City with 88 and
New York with 86.

While construction of condo towers
began in earnest in the mid-1990s, Toron-
to has had periods of high-rise construction
prior to that time. Even before the First
World War, apartments were being con-
structed. The earliest apartment houses in
the city weren’t efficiency apartments, but
large and luxurious, and geared to profes-
sionals and business people.

Even so, apartments aroused some
controversy. According to Richard Den-
nis, in his thesis paper for Ryerson’s Urban
Institute, this led first to regulation and
then to their virtual prohibition from
established residential districts. The con-
struction of apartments challenged the
growing orthodoxy that owner-occupa-
tion was the most appropriate form of
housing tenure; it also reflected a shifting
of priorities away from long-term invest-
ment ownership into more speculative
forms of activity.

By the 1960s and 1970s, people born
during the post-war baby boom were
heading back from the suburbs to the city
for work and play. As well, a new influx of
immigrants looking for a stable environ-
ment to work and raise children needed
places to live; many would have been ac-
customed to apartment life.

As Dennis writes, in 1957, only 22 per
cent of housing units in metropolitan
Toronto were apartments; by 1966 that
proportion had reached 33 per cent. By
1967, apartments constituted nearly 73
per cent of new housing units and through-
out the 1970s and early 1980s, they made
up approximately 60 per cent of new
home construction. So the proportion of
the total housing stock made up of apart-
ments has continued to increase: in 1971,
41 per cent, and in 1981, 47 per cent of all
housing units in metropolitan Toronto
were duplexes.

The phenomenon wasn’t specific to To-
ronto, though – cities the world over
experienced population growth. The need
for apartment buildings increased, and
many followed the “Towers in the Park”
concept first created by French architect
Le Corbusier.

These towers would be set back from
the sidewalk to leave ample room for

landscaping, trees, parking and so on. Ar-
chitecturally, they were rectangular high-
rises with repeating balconies on each
suite, a style evident all over the city, al-
though the Prince Arthur Towers is one
of the best examples.

Toronto was unique, however, for build-
ing apartment towers in the suburbs as
well as city centres. So, in addition to be-
ing set back from the sidewalk, a la
Corbusier, suburban towers would also be
built next to commercial, retail and tran-
sit hubs to maximize densities. The result
was an altogether different suburban per-
sonality from other major cities.

Downtown, the towers tended to focus
on affordability for residents. In some
instances, whole neighbourhoods, like

Cabbagetown, were replaced by subsi-
dized high-rise housing projects. There
was St. James Town, with combined pub-
lic and private housing and the densest
community in the country.

Tax laws of the late 1970s, which did
not favour landlords, led to more interest
in apartment ownership, and the mid-
1980s saw a fledgling condo market start.
The 1989 market collapse and subsequent
1990s recession pulled the bottom out of
the condo market and prices plummeted.
After the recession, prices were still low
enough to entice buyers back into the con-
do ownership market and cause a boom.

By 2000, there were more than 150
condominium buildings going up, and
seven years later, the number had risen to

247. Some called this the “Manhattaniza-
tion of Toronto,” but it actually dovetailed
with the Places to Grow Act of 2005 – and
updated in 2017 – which required inten-
sification of densities in already built-up
areas.

According to the Canadian Multifam-
ily Mid-Year Update for 2019 – a study by
the CBRE Canada Research Centre,
which sets the standard for Canadian
commercial real estate research – Cana-
da’s multi-family market is the most
robust it has ever been, with record-low
vacancy rates and increased rental rates
recorded in the Toronto area.

By 2000, there were more than 150 condominium buildings going up in Toronto. Toronto Star, David Cooper / Contributor
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Pro-growth policies, investments in education, innovation
in both business and the public sector and a remarkably
diverse and inclusive culture propelled the GTA to be the
fourth largest metropolitan area in North America by
2035. OREA’s Tim Hudak reflects on the positive outlook
for the Canadian value of homeownership.

While the global economy is currently being transformed,
when the fog clears, what will the housing market in
the GTA look like? Is the current market bubbly following
the surge in prices during the Covid crisis? Is there
logic behind the madness? Benjamin Tal, Deputy
Chief Economist of CIBC World Markets, offers his
valuable insights.

Today, Metrolinx is building a system with routes that
rewire transit across Canada’s most dynamic region.
It will create a future where people and communities
are connected like never before. Phil Verster, President
and CEO of Metrolinx, outlines how the organization
is planning for the ride your children’s children will
jump on in decades to come.

The Greater Golden Horseshoe (GGH) is home to almost 10 million people. By the year 2051 the population of the
GGH is forecasted to be 15.5 million people. Where and how will all those people live? George Carras, the founder
and CEO of R-LABS Canada Inc., looks at the complicated future of housing in the region.

LOOKING INTO
THE FUTURE

TOMORROW’S HOUSING IN THE GGH

ON TRACK FOR THE FUTUREMARKING THE MARKETOREA’S OUTLOOK

Next week will be the final
installment in this series, and it looks
forward to the next few decades to
provide readers with a glimpse of
what our region could look like. To
put this section together, we turned to
experts to outline the future from a
variety of perspectives—
technological, demographic,
economic, real estate and public
transportation. In addition, we asked
BILD’s Board members, all senior
industry experts in building, planning,
finance, material supply and
contracting, as well as BILD’s 100th
Anniversary Committee, to provide
short vignettes on the future from their
perspectives. We hope you will enjoy
this sneak peek into what may lie
ahead for our region.

This content was funded and approved by the advertiser.
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developing new and existing green space,

expanded our selection of elevations to

promote community character, and built

neighbourhoods and buildings where you

can feel connected to nature, amenities,

and others in your community. Today, we’re

helping homeowners begin to live more

sustainably. Tomorrow? Sky’s the limit.

We like to think it’s this pursuit of a better

quality of life for our homeowners that has

earned us the honour of being named

BILD’s Home Builder of the Year a record

eight times. Congratulations on your

100th anniversary, BILD! You continue

to inspire us to dream big.

When it’s time to find your
new home, visit
mattamyhomes.com

INTEGRATED
SMART TECHNOLOGY

GEOEXCHANGE
HEATING & COOLING

BUTTERFLY
SANCTUARIES

MASTER-PLANNED
LIVING

CELEBRATED OUR
100,000TH HOME!

NET ZERO
READY HOMES
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