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PROJECTING HOUSING
DEMAND BY TENURE TO 2031

The City of Toronto is an attractive and dynamic ~ HOW MANY HOUSEHOLDS WILL THERE BE?

urban community, forecasted to grow by over

one-half million people between 1996 and 2031.
This added population represents new families,
new workers, more children and seniors,
increased demand for public services: a vital
economy and a vibrant city. The growing

The number of households in Toronto is-
projected to grow from 903,235 in 1996 to
1,127,844 by 2031 (see Figure 1). One-half of
these households occupy ground-related
dwellings and the other half live in apartments in

population indicates an increased demand for a multiple-unit buildings (see Table 1).

diverse range of housing to accommodate it. As
background research to the City’s Official Plan,
projections of the population and its households
were developed to assess the potential impact of
the Plan’s growth management policies in terms
of the demand for different types and tenures of
housing and where those dwellings might be
accommodated in the city. This report elaborates
on the household projections by type of dwelling
in regards to the tenures of occupancy.

Figure 1: Projected Households by Structural Type of Dwelling
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Note: Figures for 1996 are from the 1996 Census, Statistics Canada. All other figures are projected.
Source: Toronto City Planning Division, Policy and Research.

TORONTO
e AL P |



‘ FLASHFORWARD ADDENDEM: PROJECTING HOUSING DEMAND BY TENURE T0 2031

| I | l | |

I i i 1

L\ BetWeen 1996 and 2031, the number of Toronto

R households is projected to increase by 224,609

or  24.9%. The de
~ accommodation is projected to grow by 93,471
~households or 19.7% by 2031, an added 15.4%

demand for rental

after 2001. This represents 41.6% of the
add‘iti\onal hoUseh’olds (see Figure 2).

Figure 2: Projected Change in Households by Tenure versus 1996

HOUSEHOLD PROJECTIONS BY STRUCTURAL
TYPE OF DWELLING AND TENURE

These projections show the anticipated number
of households and their dwellings based on the
long-range GTA regional forecast released in
2000, the Census and 1996 occupancy rates of
households by structural type of dwelling and
tenure. These are long-term projections,
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The share of rental tenure of all households is
projected to decline from 52.5% in 1996 to
50.4% by 2031 while the demand for rental
housing among net new households is projected
to rise from 40.8% to 41.6%. This occurs due to
the projected increase in the number of persons
in those age groups with a comparatively higher
demand for rental accommodation e.g. younger
persons of working age who increase in number
due to higher rates of in-migration, and those
over 65 years of age due to the overall aging of
the population.

M Rented

M Owned

2021 2026 2031

intended to show the general pattern in the
growth and structure of the population and its
households. They take into account trends in
births and deaths and in-migration and mobility.
Variations in population characteristics due to
the business cycle are considered to even out
over the long term, consequently only 1996
occupancy rates are used.

Projections of dwelling unit demand by
structural type of dwelling and tenure are
inherent to the projections of population and
households produced as background research to
the Official Plan, as documented in
Flashforward:  Projecting Population and
Employment to 2031 in a Mature Urban Area,
published in 2002.
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METHODOLOGY

In summary, the 1996 occupancy rates by age of
the primary household maintainer, structural
type of dwelling occupied and the tenure of the
occupancy were applied to the projected
population to calculate the number of
households in that population and their demand
for housing by structural type of dwelling and
tenure. This generated a set of housing demands
based on the projected populations in each time
period. These are the expected households to be
housed in each projection period.

A cohort-component model was developed to
project the population of the City of Toronto by
single years of age and sex from 1996 to 2031.
This takes into account birth and death rates
and trends in migration by single years of age.
The initial model was calibrated against a trend
projection for the City by Statistics Canada. The
City’s projection is based on the 1996 Census
and earlier data. Comparison with 2001 Census
results show that the projections are generally on
track. International out-migration was estimated
using the “residual migration” method. Given
the fertility, survivorship and in-migration rates,
out-migration in each time period was adjusted
such that the sum of the population components
- births, deaths, in- and out-migration - totalled
to the regional forecast for Toronto in each time
period. This accounts for national and
international in-migration and out-migration to
other parts of the GTA. The regional forecast
was developed by the City of Toronto, the
Regions of the GTA and the former Provincial
Office of the GTA and presented to Greater
Toronto Co-ordinating Committee in March 2000.

0

The projections do not/ include the Census
undercount, the portion of the population
missed by the Census or who do not participate
in it. The undercoverage rate inherent in the
regional forecast for Toronto is 3.27%. Based on
the December 2005 post-censal estimate of the
2001 population by Statistics Canada, Toronto’s
undercoverage is now estimated to be 4.47%.
Consequently, by not including the population

undercount, these projections / are 'a
conservative estimate of the projected
households.

The next step is to convert the projected
population into households. This is essential in
order to determine the impacts of population
growth and change on the demand for owned
and rented housing and for different structural
types of dwellings within the City. 1t also serves
to gauge the growth that Toronto can and must
absorb so as to contribute to the management
of growth pressures and infrastructure demands
elsewhere in the Greater Golden Horseshoe.

The Census reports the characteristics of people
who share a household. In Census terms, each
household is considered to have one or more
household maintainers, those persons in the
household who pay the rent or mortgage or
taxes or utilities or other such expenses. The first
such person recorded on the Census form for a
household is regarded as the primary household
maintainer. The numbers of primary household
maintainers by age, family type, structural type
of dwelling, tenure and Census Subdivision in
1996 are known, as are the numbers of persons
who share the household with them. Thus, for a
given age cohort, the proportion of households
led by persons of a given age can be calculated.
By applying these proportions to the age
distribution of the projected population, the
number of households can be projected as well.
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I Occupancy rates repreSerff the distribution of
| || \ people makmg housing decisions, and those who
o Tive with them hy the ' type of dwelling they
o \occupy, therp pe othusehold and their tenure.
\‘The under‘rymg a\ssertlon is that these occupancy
: ""eﬂect decisions about the choice of
eTan by people at a particular stage in their
lives, as reflected by their age. These rates are
“used to represent the likelihood that a person of
a given age decides where their household will
reside and, given a range of choices, will choose
to occupy a particular dwelling type. These rates
are shown in Figures 3 and 4.

Figure 3: Household Occupancy Rates by Structural Type of Dwelling
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Figure 4: Household Occupancy Rates by Tenure
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The assumption is that these occupancy rates
actually are propensities i.e. “intense natural
inclinations or preferences” for different types
of housing. In a market with low vacancy rates,
these occupancy rates are closely related to the
available stock in the base year. Occupancy
decisions are affected by the strength of the local
economy, which also affects income, migration
and household formation. 1f economic times are
tough and choices are limited, the occupancy
rates will tend to reflect the existing stock rather
than the preferences of the occupants. A further
assumption is that these revealed preferences are
stable over time. 1f the mix of near-term
dwelling unit completions or their geographic
distribution are significantly different from the
mix of stock in the base year, then the
“propensities” will not reflect the choices that
primary household maintainers are likely to make
in subsequent time periods.

Consequently, this is a “demand-side” projection,
representing a long-term estimate of the
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quantity of housing to be demanded, by type
and tenure, in each projection period based on
1996 occupancy rates. This is different than a
“supply-side” projection, based on what housing
is likely to be constructed. To the extent that the
City is part of a larger regional housing market,
the two views of the future are brought into
balance by migration, particularly of
international migrants into the city and of young
families with children out to other parts of the
GTA in search of ground-related housing, as well
as the structure mix of the housing supply. This
balance was achieved in the projections for
Flashforward, which examined both demand
and supply. The net migration rates are shown in
Figures 5 and 6.

The pattern of net migration reflects the stages
of the lifecycle of people and households. Strong
economic growth early in the regional forecast
involves more jobs and the need for workers. The
comparatively high levels of net migration
amongst those between 20 and 34 years of age
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Figure 6: Net Migration by Age (2D)
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reflects the forecasted growth of the economy
and the scenario in which Toronto competes
successfully against North American and other
world centres for employment. After 2011, this
growth is forecasted to level off and the level of
job-related in-migration declines somewhat.
Meanwhile, the rates of out-migration are
unaffected. When population growth slows, out-
migration becomes more prominent. Households
in search of ground-related housing move
elsewhere. As the population ages, those moving
out of the city to retire become more numerous.
The large majority of older households that
remain causes rising demand for rental
accommodation.

Nevertheless, the City remains a major immigrant
reception area. Toronto received 29.1% of
Canada’s international in-migrants between
1996 and 2001 and two-thirds of all immigrants
to the Greater Toronto Area, continuing past
trends. International migration is a major
component of Toronto’s population change. 1t is
driven by the relative economic prosperity of the
destination versus the origin, job opportunities,
and desire for family reunification. National
immigration policy plays a major role in this
through the national immigration target which is
adjusted from time to time. In 2005, the target
was 255,000, and 260,000 people became new
permanent residents that year. Consequently, the
City can expect to continue to receive a large
number of new permanent residents into the
future, which will drive its continued growth.

Toronto is projected to grow by one-fifth
between 1996 and 2031. Some of this growth
has already materialized. Toronto grew strongly
between 1996 and 2001, by 96,073 people and
39,765 households or 4.4%. According to CMHC,
housing starts have averaged 13,900 per annum
since 2001 versus 9,700 in the preceding five
years, well above the 1984 - 2001 average of
7,850. Similarly, housing completions have
averaged 13,100 per year between 2002 and
2005, far above the 7,000 average of 1984 -
2001. While economic cycles rise and fall, this
pace of construction confirms substantial growth
of population and households in Toronto in the
near term, between 2001 and 2011.

CONCLUSION

0

The demand for rental accommodation s
projected to remain strong and to grow by over
15% in the thirty years after 2001. This growth
is the consequence of continual changes in
population and household composition over
time, and the choices people make about where
to live and where to work. This leads to short-
and long-term variations in the occupancy rates
of different types of dwellings and the tenures of
those occupancies, in the context of prevailing
economic conditions and the operation of the
regional housing market. These demographic
changes necessitate the regular review of
household  occupancy rates and the
determination as to whether these rates actually
reflect housing propensities. This is necessary so
as to anticipate the future needs of our City’s
residents for housing choice, location, amenities
and services.

Toronto’s population and economy are dynamic.
The challenges for Toronto are to retain its
young and growing households, to make the City
more attractive to families with children, to
maintain the range of affordable housing
choices, to enhance its employment prospects
and to provide supportive services that match
the needs of the community as they evolve. In
short, our challenge is to encourage Toronto’s
current and future residents to consider the
diverse range of housing choices the City can
provide by enhancing the quality of urban life
and the opportunities in our neighbourhoods.
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