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Most new additions to the housing stock are counted by CMHC in its new residential housing
starts and completions survey. But there are also housing units created in the existing housing
stock through the addition of secondary suites and laneway housing to existing structures and
through the conversion of commercial buildings like office buildings to residential use. Units are
also lost from the existing housing stock through demolitions and deconversions (removing an
apartment or two from an existing structure), for example when a home with multiple apartments
is torn down and replaced with a single-family house (any housing typology with one dwelling
unit). The data for the number of units created or lost in the existing housing stock are available
through the CMHC conversion survey.

In this blog, we use the data to look at how the existing housing stock changed in municipalities
across the Toronto CMA through new additions, deconversions and demolitions between 2019
and 2021.

The data explained

Figure 1 includes housing starts data for units created and units lost through renovations and
demolitions in the existing housing stock from 2019 to 2021."

Figure 1: Conversions, Demolitions and Net New Units, Select Municipalities in the Toronto

CMA, 2019 to 2021 (Estimated)

Units Lost (Demolitions

Units Created (Conversions) and Deconversions)

Net New Units

Including the addition of
secondary suites, laneway
housing and other additional
dwellings to existing structures

Including tearing down of full
structures or removing units
from existing structures

Conversions less demolitions
and deconversions

2019 2020 2021* 2019 2020 2021* 2019 2020 2021*
Toronto CMA 2351 4659 7805 1733 1865 2144 618 2794 5661
City of Toronto 366 604 1211 1041 1380 1796 -675 -776 -585
Brampton 1589 3445 5785 17 22 1 1572 3423 5783
Mississauga 188 249 264 121 41 38 67 208 226
Rest of CMA 208 361 545 554 422 309 -346 -61 236

*Data from January 2021 to September 2021 is actual and data for September 2021 to December 2021 is projected
Source: CUR, based on data from CMHC
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https://assets.cmhc-schl.gc.ca/sites/cmhc/professional/housing-markets-data-and-research/market-reports/housing-market-insight/2021/housing-market-insight-ontario-68865-m06-en.pdf?rev=86f7979a-fdc3-4aca-90dc-8f93568b842a

Units created in Figure 1 are calculated as all new units added to an existing structure, such as
the creation of a legal secondary suite (a basement apartment), a laneway home, and/or
additional apartments added to triplexes or multiplex housing.

Units lost include the complete demolition of residential housing and the removal of a unit from
an existing structure (deconversion), including the tearing down of a house, whether it be a
single-family home or a multi-family dwelling or the loss in units from the conversion of a three-
apartment home into a single-family home.

Net new units is the difference between the additions and the demolitions.

An example of a deconversion would be a couple who purchased a home with three apartments
in the city of Toronto and who have then renovated it into a single-family home. The net change
in the housing stock from this project would be net loss of two units!

Three interesting facts from the data

When digging through the data we found contrasting trends in the city of Toronto and Brampton
to be interesting. There were very little conversions/deconversions in the rest of the CMA:

The negative net new units for the city of Toronto between 2019 and 2021 so far means
that there is more renovation activity in which homes with multiple apartments are being
torn down and replaced with single-family dwellings (as in our example above), than vice
versa. The city lost almost 2,000 units from its existing stock between 2019 and 2021;

The large net new units for Brampton shows the opposite has been true during this time.
Brampton is on track to add almost 6,000 units to its housing stock by way of adding
secondary suites and accessory dwellings to its existing stock in 2021, up from 3,400 in
2020 and 1,600 in 2019. It is estimated that Brampton will add more secondary suites
than new homes in 2021; and

e Outside of these two extreme cases, the housing stock remained basically static across the
rest of the Toronto CMA. No other municipality had anything to report.

Data limitations
The data findings are interesting indeed, but they don’t necessarily tell the whole story.

CMHC relies on building permit data available from Statistics Canada (which is ultimately
provided by the municipality) to identify projects. These data would not capture apartments
added without a building permit, such as illegal basement apartments. These data may, therefore,
underestimate the number of new secondary suites. Brampton in particular has a very large stock
of illegal basement apartments.

In addition, some municipalities, such as the city of Toronto, do not require a permit to remove
apartments from a structure. In the example above, the couple would not need a demolition
permit to remove the three apartments. They would only need a building permit to reconstruct
the single-family home. Therefore, it is unclear how such projects would be counted in the
CMHC data, and the net losses could potentially be greater.

Centre for Urban Research

and Land Development Brampton: The Land of Secondary Suites 2



Conclusion and implications

Despite the data limitations, the trends of skyrocketing construction of secondary suites in
Brampton, already home to the second largest stock in Ontario, appears to be real (Figure 2).>
Speaking with the building department at the City of Brampton we found their data tell the same
story! The City of Brampton has made some changes in recent years to policies governing
secondary suites to make the creation of legal units easier, so this trend is not that surprising.

Figure 2: Secondary Suites, Ontario, by Municipality, 2019
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Toronto 74,752 15.4% 47.6% 719
Brampton 13,558 9.6% 69.8% 849
Mississauga 10,012 7.4% 56.5% 858
Ottawa 8,495 3.3% 48.7% 818
Greater 4,878 8.9% 59.8% 710
Sudbury
Hamilton 4,687 31% 40.2% 836
London 3,739 3.7% 58.9% 736
Oshawa 3,608 7.7% 68.6% 737
Markham 3,564 4.3% 33.0% 903
Thunder Bay 3,301 8.4% 68.3% 711
Guelph 3,206 9.2% 74.1% 771
Barrie 3,011 7.2% 60.5% 818
Vaughan 2,849 3.4% 32.3% 1,168
Kitchener 2,803 4.6% 59.8% 786
Windsor 2,479 3.6% 20.3% 863
Kingston 2,176 5.7% 52.0% 771
Ajax 2,101 6.4% 68.4% 785
Richmond 2,089 4.2% 58.2% 992
gglmbridge 1,792 4.4% 31.1% 791
St. 1,492 3.6% 46.0% 758
Catharines
Peterborough 1,492 5.8% 50.8% 786
Whitby 1,371 3.7% 64.4% 854
Oakville 1,161 2.1% 45.6% 959
Brantford 905 3.0% 25.1% 904
Waterloo 895 3.1% 55.6% 833
Burlington 731 1.7% 42.3% 1,029
Milton 637 2.0% 42.7% 923
Belleville 606 3.6% 33.7% 884
Sources: CUR, based on MPAC, CMHC calculations
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Brampton is a good example of how much housing could be rapidly added to the Toronto CMA
through the loosening of building restrictions in neighborhoods zoned residential through gentle
densification or “missing middle” housing.

Meanwhile, the city of Toronto is a good example of how residential zoning protections are
leading to a net decline in its existing housing stock, although some of that is also being replaced
with brand new developments.

Diana Petramala is Senior Economist at Ryerson University’s Centre for Urban Research and
Land Development (CUR) in Toronto.

Ryan Kyle is a Research Assistant at Ryerson University’s Centre for Urban Research and Land
Development (CUR) in Toronto.

! At the time of writing this blog, data was only available up to August 2021. Therefore, we estimated a final tally
for the year.

2 CMHC (2021). “Housing Market Insight, Secondary Units in Ontario.” [Online]. Available: https://assets.cmhc-
schl.gc.ca/sites/cmhce/professional/housing-markets-data-and-research/market-reports/housing-market-
insight/2021/housing-market-insight-ontario-68865-m06-en.pdf?rev=8617979a-fdc3-4aca-90dc-893568b842a
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