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Toronto Is growing ...



Toronto CMA was the fastest growing metropolitan area
in the United States and Canada in 2023 and 2024.

Top Metropolitan Areas by Population Growth, U.S. and Canada, 12 months ending July 1, 2023 and 2024,
Persons (000s)

| 255

Toronto CMA gl’eW by T“"'“"'O”— 269

New York-Newark-Jersey City, NY- 107

~269,000 people in e e, ———
2024, more than MMMW:—
50,000 more people . — 13
than the next fastest
metropolitan area N ———
(New York). s

S  p— 3

28
Washington-Arlington-Alexandria, 56
2023 [ 2024

Canada (CMA)/ U.S. (MSA)

Vancouver, BC — 28
nommaw_ 91

1
1
Miami-Fort Lauderdale-West Paim 123
123
72

Source: CUR based on data from U.S. Census Bureau and Statistics Canada.
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In 2026, Toronto had over triple the number of active
construction cranes of any other North American city.

120

100

80

60

40

” |I I

0 II II I OAENN el DR BfNm wlem Domm Open .ol
’\0(0(\‘0 05 Ca\%a(\\ %e’é‘&\ 0(\0\\)\\) 0\\6( \:<>5Qe%’&(D &e\‘“\w«\ %05’&0; \\\0%&0(\ Q\\Oe(\.\* QO(‘\Q(@(\?(&(\C\SCO C(i\("a%o

\! @

Ql 2024 Q32024 mQ12025 mQl2026

0l ToRonTo ;



Toronto Skyline
2006




Toronto Skyline
2025

* Includes Existing, Under Construction and Approved Buildings



Toronto will soon be home to over 4 million people.
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Toronto needs to build
more housing ...



The average price of a home has grown to five times the
average household income.

Price to Income
[50] poe
Ratio

$266,899
Average Price @ | |
m v ——-.
m $215,691
Household Income " , i
(Owners) $93,608 $110,145
2000 2005 2010 2015 2020 2025

Source: Statistics Canada Censuses; TRREB
Note: 2025 household income estimates are based on 2020 household income, adjusted using reported earnings growth in Statistics Canada’s Survey of Employment, Payrolls and Hours.
Prepared by: Planning Research and Analytics, City Planning, November 2026
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Rents can be out of reach for workers in key roles In

our economy.

CMHC Vacant Rent (Oct 2025)

CMHC Average Condo Rents
(Oct 2025)

TREB Avg. Lease Rate (Q1-2026)
Rent

Legend: N
Studio 1BR
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Many of our neighbourhoods have stagnant or declining
population levels.

Population Change 2001-2021

Population Change (persons)
I -1.000 to -2,455
I 0to-999
1-1,999
2,000 - 4,999
I 5,000 - 9,999
I 10,000 - 25,204
Note: Map displays 2001 Statistics Canada Census Tracts (CTs). Every Census, Statistics Canada revises the CT geography to D Ward Boundaries
maintain a uniform population in each tract. CTs with high populations into split into smaller CTs. To compare 2001 and 2021 Non-Residential Areas

populations, the 2021 CT populations were converted back to the 2001 CT geography, which are larger. The population changes may
therefore be more localized than what is shown. —— Expressways
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We have a plan!



In Ontario, all city planning is undertaken within a
provincially-defined planning system.

0 ToroNTO

Provincial Policy and Legislation

Planning Act, Provincial Planning Statement, Greenbelt Plan

City-Wide Vision

Toronto Official Plan

City-Wide Strategies

Reconciliation Action Plan, TransformTO Climate Action Strategy,
HousingTO Action Plan, etc.

Area / Neighbourhood Scale Plans

Secondary Plans, Regeneration Area Studies, Site and Area Specific Policies

Area-Specific / Site-specific Zoning
Zoning By-law



The Province is playing an increasingly significant role
in determining where and how growth occurs.

AN
‘ Bill 109 — Bill 23 — Bill 17 — Bill 60 — more!
\

. Minister’s Zoning Orders (MZOs)
|

. Inclusionary Zoning — Section 37
|

. Employment Land Conversions

/
. OLT Appeals
/
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The City’s Official Plan is the primary policy document
that guides growth and development in the city.

Ch.2
Shaping
the City

Building a
Successful
City

Ch.4
Land Use
Designations
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Within the Official Plan, area and neighbourhood scale
plans provide more specific planning direction.

Area / Neighbourhood Scale Plans

North York Secondary Plan
Marlee-Glencairn Secondary Plan
Woodbine Secondary Plan
Scarborough Centre Secondary Plan

Golden Mile South Regeneration Area Study
Kennedy Crossing Regeneration Area Study
Scarborough Junction Regeneration Area Study

... and more!
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Most growth is occurring in the City’s planned growth
centres.

Projects 19% 6% 34% 11% 8% 23%

«—— 89% of Non-Residential Gross Floor Area is Proposed in Growth Areas  —>
Non-Residential

GEA 28% 5% 18% 33% 6% 1%
84% of Residential Units are Proposed in Growth Areas —— »
Residential 22% 1% 39% 12% 16%
Units
Growth Area Downtown and Centres Avenues Employment Other Mixed Use All other
Legend Central Waterfront Areas Areas areas

Source: City of Toronto, City Planning : Land Use Information System Il. Development projects with
activity between January 1, 2021 and December 31, 2025.

0l ToRonTo 1



We are planning for new housing across the housing
spectrum ... and across the city.
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Stacked Townhouse Low-Rise Low-Rise

. Fourplex T
Semi-Detached Hybrid Apartment

Laneway  Detached House Townhouse Back-to-Back i idi Mid-Rise Tall Buildin
Suite House Sem;daw Trbles + Townhouse Bullding Euldng Building .
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“Gentle density” is now permitted as-of-right on lands
designated as “Neighbourhoods”.

* Historically, nearly 70% of residential zones only permitted single-detached homes. Today, nearly
all of Toronto’s residential zones permit multiplexes and garden or laneway suites.

Before Multiplex Project Today

[ Multiplexes Permitted
[_1 Multiplexes Not Permitted
[_1 Not Residential Zones
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Toronto has potential for 123,000 homes in multiplexes
and garden/laneway suites in neighbourhoods across
the city.

Estimated Uptake to 2051

EHON Initiative Units

Laneway Suites 9,180

0 Garden Suites 26,388

—

HT Multiplex 87,134
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In 2024, Council approved as-of-right development up to
6 storeys and 60 units on “Major Streets” across the city.
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In 2025, Council approved an additional 282 km of
“Avenues” as focus areas for future growth.
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Midrise development is now permitted in more parts of
our city than ever before.

Before 2025 Today
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. Old Midrise Permissions

. Current Midrise Permissions
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Higher density development continues to be
focussed downtown and in the City’s Urban Centres.

North York at the Centre

Scarborough Centre

0 ToronTo
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Increased densities have been approved at 120 Major

Transit Station Areas
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Over the last 3-4 years, nearly all residential lands
in the City have been re-designated or re-zoned to
provide more opportunities for housing.
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Multiplexes (then) ...
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Multiplexes (now) ...

0 ToRoNTO
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Avenues (then) ...

0 ToRoNTO
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Avenues (now) ...
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Major Streets ...
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Major Transit Station Areas ...
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We need housing. But it
can’t just be any
housing ...



We need housing across the “Housing Spectrum”

] D— =
0 (O 1 —
1 L]
ML -- 86 U0
il i i BLRLEE g
1 |
Emergency Suppqr'tlve/ Long Term , . Affordable Alierdshle Market Rental Market Home
Transitional Social Housing : Home y .
Shelters Housing Care Rental Housing Ownership Housing Ownership
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We need to protect or replace what we already have.

Rental Replacement Program

6 or more rental
dwelling units or
dwelling rooms?

4

RENTAL
REPLACEMENT
REQUIRED

0 ToronTo

Multi Unit Residential Assistance (MURA) Program

34



We need housing for young families.

Decline Percentage of Households With Children, 2001 - 2021

703,925
654,430
598,480
538,540

504,510

o

@ o —— ® ®
404,430 408,200 418,070 426,675 426,490 4

2001 2006 2011 2016 2021

. Households without children . Households with Children

0 ToronTo
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It needs to be “green.”

Between 2010 and

Toronto's

2024, the Toronto Green
Greenhouse Gas

Emissions by — Standard has helped

(2022)
15.5 MT reduce GHG emissions

by almost one megaton.

®56% ©35% @9%

Buildings Transportation Waste
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It needs to sensitively integrate with our existing
built heritage.
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n-l SEe

0l ToRonTo N



And our plan isn’t only
about housing ...



The development pipeline includes 10.3 million sq. m.
metres of new commercial and employment development.
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30% of Proposed

Non-Residential

GFA

1 is in Employment
Areas

Non-Residential GFA Proposed
Built Projects  Active Projects  Projects Under Review
1-4,999 sqm
5,000-49,999 sq m
{ ) 50,000-99,999 sq m

[ ®
I Core Employment Areas o o
General Employment Areas . .

E Centres and Downtown & Central Waterfront
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We have planned for 7,339 hectares of protected
employment areas across the city.

Employment Areas — small

footprint, big impact

* 11.6% of the total land
base

« 24% of all jobs in Toronto

e 29% of all businesses in
the city

W General Employment Areas
- Core Employment Areas
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We are planning for shops and local services.

Ground floor retail Neighbourhood retail
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We have over 200 park and recreation facility projects in
the planning, design or development stage.

76

¥ AP S N New parks
3’ - : or facilities

s Q: Q 9%@,9 163
LW Facility or park
ﬁ : e improvements
3 s
0 2.7
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Over 200 “Privately Owned, Publicly Accessible Spaces”
(POPS) have been created as part of new developments.

ilj ‘fﬂlg’mﬁf- [E

ARERER
— N i M
. =

AN

& o 18
(i v o v e e |

i -

i z;;r‘ B 's -

it

e

WA .

Street ] 406 Adelaide Street East

0l ToRonTo y




Moving a city of 4 million people.

PRIVATE MOTOR VEHICLES

e 600—1,600/HR

MIXED TRAFFIC WITH FREQUENT BUSES

o W =, 1,000—2,800/HR

A2 A2 A ARAAEALA AR TVO-WAYPROTECTED BIKEWAY
&b K Sb5EL £ S5 £HL  7500/HR

=== e——] DEDICATED TRANSIT LANES
o g i) e 4.000—8,000/HR

SRR RRAARRRG RRA RAASARARRAT  SOEWALK
rikitatrh it At eeAiRA A& A4t 9,000/HR

T T ok — TS e e s W ON-STREET TRANSITWAY, BUS OR RAIL
CRTICIEIT | TR eI | s s e . 10,000-25,000/HR
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“Culture is to the contemporary city what roads, sewers

and bridges were in the 19th and early 20th centuries.”
Christopher Hume
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“A city that has taken time to dress itself well is aware
of itself as a work of art and is beautiful to its citizens”

0 ToronTo

Pier Giorgio Di Cicco
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We don’t do this alone



The Official Plan does not act alone.

SIDEWALKS
TOSKYLINES

SUSTAINING ;ND’EXPANDING THE URBAN FOREST:|
TORONTO'S STRATEGIC FOREST MANAGEMENT PLAN]

TransformTO
Net Zero Strategy

A climate action pathway to
2030 and beyond

Ncﬁ/ember ORI P—
]

—— RN 0
B/ 4 I T

CIRCULAR TORONTO
A 10-YEAR CIRCULAR ECONOMY ROAD MAP
2026 -2035

o Tomowto A 10-YEAR ACTION PLAN FOR

i Tonowto DA ToRonTo  TORONTO'S ECONOMY (2025-2035)

CULTURE CONNECTS:ANACTION  10R0UT P seoeron s
PLAN FOR CUTUREINTORONTO [ /o9

hi ToronTo Parks, Forestry and Recreation

TORONTO

i A\

Growing Toronto Parkland

LONG TERM WASTE
i) ToronTo MANAGEMENT STRATEGY
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... and we work closely with residents, neighbourhood
groups, advocates, builders and other stakeholders.

City Planning and Development
Review are responsible for half of
all public consultation in the City

“Cities have the capability of
providing something for
everybody, only because, and

only when, they are created by
everybody.”

Jane Jacobs
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Thank you

Jason Thorne, Chief Planner
City of Toronto

jasonthorne_rpp
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bl ToRoNTO

Posien
> LW B
£ AT
gy nu
nmn nn nn



	Slide 0: Planning for Growth in the City of Toronto 
	Slide 1: Toronto is growing …
	Slide 2: Toronto CMA was the fastest growing metropolitan area in the United States and Canada in 2023 and 2024.
	Slide 3: In 2026, Toronto had over triple the number of active construction cranes of any other North American city.
	Slide 4
	Slide 5
	Slide 6: Toronto will soon be home to over 4 million people.
	Slide 7: Toronto needs to build more housing …
	Slide 8: The average price of a home has grown to five times the average household income.
	Slide 9: Rents can be out of reach for workers in key roles in our economy.
	Slide 10: Many of our neighbourhoods have stagnant or declining population levels. 
	Slide 11: We have a plan!
	Slide 12: In Ontario, all city planning is undertaken within a provincially-defined planning system.
	Slide 13: The Province is playing an increasingly significant role in determining where and how growth occurs.
	Slide 14: The City’s Official Plan is the primary policy document that guides growth and development in the city.
	Slide 15: Within the Official Plan, area and neighbourhood scale plans provide more specific planning direction.
	Slide 16: Most growth is occurring in the City’s planned growth centres.
	Slide 17: We are planning for new housing across the housing spectrum … and across the city.
	Slide 18: “Gentle density” is now permitted as-of-right on lands designated as “Neighbourhoods”.
	Slide 19: Toronto has potential for 123,000 homes in multiplexes and garden/laneway suites in neighbourhoods across the city.
	Slide 20: In 2024, Council approved as-of-right development up to 6 storeys and 60 units on “Major Streets” across the city.
	Slide 21: In 2025, Council approved an additional 282 km of “Avenues” as focus areas for future growth.
	Slide 22: Midrise development is now permitted in more parts of our city than ever before.
	Slide 23: Higher density development continues to be focussed downtown and in the City’s Urban Centres.
	Slide 24: Increased densities have been approved at 120 Major Transit Station Areas.
	Slide 25: Over the last 3-4 years, nearly all residential lands in the City have been re-designated or re-zoned to provide more opportunities for housing.
	Slide 26: Multiplexes (then) ...
	Slide 27: Multiplexes (now) ...
	Slide 28: Avenues (then) …
	Slide 29: Avenues (now) …
	Slide 30: Major Streets …
	Slide 31: Major Transit Station Areas …
	Slide 32: We need housing. But it can’t just be any housing …
	Slide 33: We need housing across the “Housing Spectrum”
	Slide 34: We need to protect or replace what we already have. 
	Slide 35: We need housing for young families.
	Slide 36: It needs to be “green.”
	Slide 37: It should demonstrate high quality design.
	Slide 38: It needs to sensitively integrate with our existing built heritage.
	Slide 39: And our plan isn’t only about housing …
	Slide 40: The development pipeline includes 10.3 million sq. m. metres of new commercial and employment development.
	Slide 41: We have planned for 7,339 hectares of protected employment areas across the city.
	Slide 42: We are planning for shops and local services.
	Slide 43: We have over 200 park and recreation facility projects in the planning, design or development stage.
	Slide 44: Over 200 “Privately Owned, Publicly Accessible Spaces” (POPS) have been created as part of new developments.
	Slide 45: Moving a city of 4 million people.
	Slide 46: “Culture is to the contemporary city what roads, sewers and bridges were in the 19th and early 20th centuries.”
	Slide 47: “A city that has taken time to dress itself well is aware of itself as a work of art and is beautiful to its citizens”
	Slide 48: We don’t do this alone
	Slide 49: The Official Plan does not act alone.
	Slide 50: … and we work closely with residents, neighbourhood groups, advocates, builders and other stakeholders.
	Slide 51: Thank you

