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Monday, September 13, 2021
9:00 AM
Webex

Present:

Alvin Chan, City of Hamilton

Binu Korah, City of Hamilton

Brenda Khes, GSP Group

Brian Hollingworth, City of Hamilton
Christine Newbold, City of Hamilton

Ed Fothergill, Fothergill Planning & Dev.
Ed VanderWindt, City of Hamilton
Jason Thorne, City of Hamilton

Joey Coleman, The Public Record
Jorge Caetano

Gavin Norman, City of Hamilton

Kevin Hollingworth, Metropolitan Consulting
Kirk Weaver, City of Hamilton

Mark Candello, GSAI

Matt Johnson, Urban Solutions

Michelle Diplock, WE HBA

Mike Collins-Williams, WE HBA

Regrets:

Arden Semper, Branthaven Homes
Hector Quintero, City of Hamilton
Joanne Hickey-Evans, City of Hamilton

Paul Szachlewicz, Hamilton Chamber of Commerce
Paula Hamilton, Toms & McNally Design
Peter Topalovic, Transportation

Rick Lintack, HBSA

Richard Schumacher, Branthaven Homes
Rob Lalli, City of Hamilton

Sandra Frempong, City of Hamilton
Sarah Knoll

Steve Molloy, City of Hamilton

Steve Robichaud, City of Hamilton

Steve Spicer, Multi-Area Developments
Steven Frankovich, S. Llewellyn & Assoc.
Sue Ramsey

Suzanne Mamme

Terri Johns, T Johns Consulting

Trevor Jenkins

Tony Sergi, City of Hamilton

Mark Bainbridge, City of Hamilton
Martha Kariuki, City of Hamilton

Susan Girt, City of Hamilton

Sherry Vanderheyden, City of Hamilton

1. Welcome — Michael Collins-Williams

Michael welcome everyone to the first DILG meeting of the Fall, after the break in July and
August. Meeting was then called to order.

2. New Business

(a) Timing of Staff return to City Hall/Workload — Matt Johnson

Matt explained his concerns as it relates to application processing delays
and staff workload/remote work conditions, due to COVID-19 restrictions,
has affected the process. He expressed that there was discussion

Development Industry Liaison Group — September 13, 2021 Page 1 of 4
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previously regarding the establishment of subcommittees to deal with
engineering comments and issues, that did not get any traction. His ask is
that discussions be re-established to get the subcommittees back in place to
deal with workload and delays in application completions.

Jason acknowledged that although the COVID-19 pandemic and staff
having to work remotely have reveal some inefficiencies, the Organizational
structural changes, once implemented, will seek to address these concerns.
Regarding the return of staff to City Hall, Jason, as the new Director of
Emergency Operations Center (EOC), will be presenting to Council an
update on the City’s return to the workplace strategy.

Binu agreed with Jason, reiterating that shortage of staff has contributed to
delays, and once new organizational structure is implemented, there’ll be
more resources available to support and expedite application process.

Matt Johnson, Brenda Khes and Terri Johns expressed concerns about the lack
of information/discussion due to subcommittee groups are no longer taking place
and their desire to have that re-instated.

Jason assured Matt that concerns brought forth has been received, but unable to
commit to re-establishing the subcommittee groups during this meeting, as time is
needed to evaluate available resources in terms of how it’ll be put in place. The
priority still remains the day to day activities, and the processing of applications.

3. Minutes from June 14, 2021 — Tony Sergi
Approved with no questions or comments from the minutes as distributed.
4. Subdivision/Condo clearances — Alvin Chan

Alvin share on the process of clearances on draft plan as it relates to Subdivisions and
Condominiums. There has been some piecemealing happening which has caused
conditions to be missed, resulting in miscommunication of clearances. As per City of
Hamilton’s protocol, a clearance matrix is to be submitted, which is also an ask from
Engineering team.

The “25T-XXXXXX Subdivision Agreement Conditions — Date” document shared with the
Agenda package, is a great sample matrix that can be used during submissions to ensure
no miscommunication or missing clearances.

With respect to Subdivisions, Part 1 and 2, which are the requirements prior to registration,
are coordinated by Alvin’s group: Legislative Approvals & Staging of Developments; while
Part 3 and 4 are coordinated by Binu’s group: Development Approvals.

5. Complete Livable Better Streets Designh Manual — Phase 2 — Trevor Jenkins
Trevor Jenkins, along with Brian Hollingworth, shared a presentation on the ongoing

Complete Livable Better Streets project. Brian shared on the progress of the Complete
Street Design Manual: Phase 1 was completed last year, and Phase 2 will tackle details

Development Industry Liaison Group — September 13, 2021 Page 2 of 4
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like design standards, and how new developments might be influenced etc., and Trevor
presented on the Complete Livable Better Streets design manual.

Brian and Trevor welcomed feedback, examples, photos or anything people would like to
emulate. These can be submitted to Trevor via email: trevor.jenkins@hamilton.ca or
through the public survey to be launch within the coming weeks.

6. Long-term Demographic Trends — Michelle Diplock

Michelle Diplock gave a presentation on a Report commissioned through the Smart
Prosperity Institute with Mike Moffatt, in June 2021, that observed and reported on the last
10 years of demographic trends in Hamilton.

Action:

- Michelle to send a copy of the Smart Prosperity Institute Report and the presentation
to Sandra for distribution to DILG

- Sandra to forward presentation to DILG in Minutes package.

7. GRIDS Update — Steve Robichaud

Steve Robichaud provided an update on the GRIDS process. He explained that the intent
to is report back at the end of October, on the first round of the evaluation framework in
terms of the “How” we grow. In early December, there’ll be a complete evaluation on
“‘Where” we grow.

The results of the survey will be released in the coming weeks, at the direction of Council.
In order to meet Planning Act and the Growth Plan requirements, Province will be provided
draft of the OPA, that would implement the results of the “How” and “Where” we grow
decisions, with the public consultation taking place January 2022.

8. Update on City planning/building management structure, new hires —Jason Thorne

Jason Thorne updated the DILG on some Organizational changes brought forth to Council
in July. Changes are not yet in effect and will not be put in effect until the completion of
some recruitments.

These changes affect primarily Planning and Growth Management divisions:
- Planning Division:

o Shifting from a 3 Team structure to a 4 Team under Director, Steve Robichaud,
with a new section created called Zoning and Committee of Adjustment.

o The new Zoning and Committee of Adjustment section will bring under one
Manager all aspects of writing the zoning, reviewing and interpreting the
zoning, and all Committee of Adjustment work.

o The Heritage and Urban Design will be another Section, created as additional
resources to handle questions around Heritage and Urban design matters. The
Section will include 3 Urban Designers, Heritage Planner, Natural Heritage
Planners, GIS and Cartographic team, along with the newly created SPM of
Urban Design, all under one Manager.

o Development planning under Anita will remain the same except for the
movement of the Heritage designers and the Committee of Adjustment as
mentioned above.

Development Industry Liaison Group — September 13, 2021 Page 3 of 4
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o Christine’s team will have a new name: Sustainable Communities, which will
include community planning, and the long-range planning: GRIDs work.

- Growth Management Division:

o Development Engineering/ Approvals will be shifting towards a Geographic
structure: East Hamilton, West Hamilton, Downtown Hamilton, and Industrial
Areas and Business Parks. Under each team will be 1 SPM, 1 or 2 PMs, and 2
Development Coordinators.

o There is an approval to create a temporary/contract position in the Construction
section to handle both inquiries about fill activities and By-laws, and
construction activities.

9. Future City initiatives — WE HBA

Mike Collins-Williams asked a general question to City of Hamilton staff regarding any
major future initiatives in 2022, in terms of long-term planning for the DILG.

Jason and Steve: Big items to include major policy work around Residential zoning, family
friendly housing, Grids finalization, Complete Streets guidelines, and site plan guidelines.

Meeting adjourned at 10:05 AM.

Next DILG meeting is scheduled for October 18, 2021

Sandra Frempong, Minute Taker
Administrative Assistant, Growth Management Division

Development Industry Liaison Group — September 13, 2021 Page 4 of 4



Page 7 of 66

P
'~

M)
Hamilton

CLARIFICATIONS ON PARK
DEVELOPMENT

DEVELOPMENTINDUSTRY LIAISON GROUP MEETING
MONDAY, OCTOBER 18, 2021

PUBLIC WORKS
ENVIRONMENTAL SERVICES
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TABLE OF CONTENTS

1) Why the Refresher?
2) Existing Policies and Guidelines
3) What is being Updated?
4) Review with Area Municipalities Standards & Criteria
5) Impacts to the Development Community
)

6) Next Steps

: PUBLIC WORKS
Hamﬂton ENVIRONMENTAL SERVICES
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WHY THE REFRESHER?

CLARIFY roles and
responsibilities

CLARIFY expectations for
Proponents and Future
Residents

CLARIFY conditions that
left the City vulnerable

: PUBLIC WORKS
Hamﬂton ENVIRONMENTAL SERVICES
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EXISTING POLICIES AND GUIDELINES

City Manuals
« Official Plan  Park and Open Space
+ Development Charges Development Guide
Background Study * Recreational Trails Master plan
* Parkland By-Law * Construction and Material
* Local Service P0||Cy SpeCiﬁcationS Manual

« Comprehensive Development
Guidelines and Financial
Policies Manual

: PUBLIC WORKS
Hamﬂton ENVIRONMENTAL SERVICES
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WHAT IS BEING UPDATED?

ADDITIONS TO EXISTING
PROCESSES

« Encumbrances and the types, with « Base Park Works:
definitions and process inclusions + Tying existing requirements to
(existing) securities prior to City assuming
» Base Park Works: land and clarifying what is required
» Definition and clarification of * Timing update: must be complete
inclusions within 2-years of registration
« Clarification of approval authority  Above Base Park Works:
* Above Base Park Works: » Timing of receipt of intent: prior to
» Definition and clarification of registration
inclusions
« Clarification of requirements for
PDFA process

: PUBLIC WORKS
Hamllton ENVIRONMENTAL SERVICES
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WHAT IS BEING UPDATED?

ADDITIONS

» Parkland Occupation: » Parkland Occupation:
» Definition and clarification that it is * Process for proponent to explore
still prohibited to store and options
stockpile equipment as an interim + Trees within ROW’s along Park
construction staging area on park Blocks
blocks

» Parkland Designation Sign:

* Agreements of Purchase and Sale: + |dentify undeveloped parkland and

* Identify to future purchasers and / open spaces and rules (obligation
or tenants any park blocks and / or for the proponent to maintain has
open space blocks, what can be not changed)

expected and what is prohibited

o : PUBLIC WORKS
Hamllton ENVIRONMENTAL SERVICES
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REVIEW WITH AREA MUNICIPALITIES

Reviewed relevant neighbouring standards and criteria:

f
City of Brampton

City of Guelph

Municipalities < City of Ottawa
Consulted City of London

City of Mississauga

City of Toronto

. PUBLIC WORKS
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IMPACTS TO DEVELOPMENT COMMUNITY

Greater role in helping the
City achieve forest canopy
targets and corporate
priorities

Adherence to minimum
timeframe for completing
parks to Base Park Works

Clarifying options and
requirements to streamline
process and provide
practical approaches

: PUBLIC WORKS
Hamﬂton ENVIRONMENTAL SERVICES
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NEXT STEPS

~

* Present to Development Industry Liaison Group
(we are here)

Oleiel i o Receive comments and questions from DILG

J

~

« Start using revised Subdivision Agreement Template

J

: PUBLIC WORKS
Hamllton ENVIRONMENTAL SERVICES
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Complete, Livable, Better
Streets Design Manual

Development Industry Liaison Group

September 13, 2021

Complete, Livable, Better Streets Design Manual

Hamilton September 13, 2021
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What are complete streets?

A philosophy to broaden the ability of streets to service local communities.
Historically, streets have been planned almost exclusively to optimize the
throughput of motor vehicle traffic.

The Complete Streets approach encourages designs that better balance
considerations for the different transportation modes that share streets, with
an underlying focus on enhancing road safety, for travelers of all ages and
abilities.

The approach does not mandate a design of multi-modal roadways for
universal contexts but acknowledges that streets should be designed to
address the transportation requirements and placemaking functions of
adjacent land-uses.

Complete, Livable, Better Streets Design Manual

2 M September 13, 2021
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Qr

Identify Incorporate Operationalize
feedback and the the City's vision of making

precedence of similar iIts streets more
municipalities and build accommodating for all

buy-in through transportation modes
stakeholder engagement

Project Goals

Y,

s,

a series of street design
concepts and a decision
support tools to
Implement a complete
streets approach

Complete, Livable, Better Streets Design Manual
September 13, 2021

3 | [HlHamilton



Page 20 of 66

Timelines

« Summer 2020: Background Review & Jurisdictional Scan — Complete

 Fall 2020: Develop street typologies and audit tool - Complete

* Winter 2021: Public Consultation Round 1 — Complete
 Fall 2021: Develop CLB Streets Design Manual — Ongoing

« Summer/Fall 2021: Stakeholder Consultation Round 2 — Ongoing
 Late-Fall 2021: CLB Streets Design Manual Presented to City Councll

More information can be found at: www.Hamilton.ca/CLBStreets

Complete, Livable, Better Streets Design Manual

4 ‘ IM September 13, 2021
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Elements of Complete Streets
Cycling Facility Design
Transit Facility Design
Motor Vehicles
Curbside Management

Pedestrian Realm and
Placemaking

Green Infrastructure

Utilities and Municipal Services

Image- City of Hamilton Cogwpegeuﬁueaenq Streets Background Report Qs Eq u ity a nd ACCESSi bi I ity

Complete, Livable, Better Streets Design Manual

5 M September 13, 2021
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What's Suggested to Change?

Narrower lane widths to promote slower
driving speeds.

Tighter corner radii to slow turning vehicles
and reduce pedestrian crossing distances.

Wider sidewalks and accessible treatments at
Intersections.

Greater separation in cycling facility design
to support a wide range of ages and abilities.

Complete, Livable, Better Streets Design Manual

6 ‘ M September 13, 2021
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Complete, Livable, Better Streets Typologies

1. Urban Avenue

8 different street typologies that ensure o

redesigns support adjacent land uses, natural
heritage, built form and civic spaces. '

2. Transitioning Avenue

3. Main Streets

Existing Complete Street Example: York Blvd, Stone Church
Rd & Trinity Church Rd

4. Connectors
5. Neighbourhood Streets
6. Rural Roads
7. Rural Settlement Areas

8. Industrial Streets

‘York Boulevard, Hamilton ON | Google Streetview

Complete, Livable, Better Streets Design Manual

7 Hamilton www.Hamilton.ca/CLBStreets

September 13, 2021
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| Connectors

Examples: Many residential collector streets -
Key Features 2 pe—

* Connect neighbourhoods together and to the |
major street network

 Buildings are generally set back fronting on
wide boulevards

 Higher traffic volumes are compared to
neighbourhood streets

Design principles
 Use traffic calming to promote slower speeds

« Emphasize green infrastructure Existing Streets | Redevelopment | New Development

 Provide dedicated cycling facilities 20 t0 26 M 2010 26 m 26 t0 30 m

» Formalize space for parking, where warranted Typical right of way widths

Complete, Livable, Better Streets Design Manual

8 M September 13, 2021
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|Neighbourhood Streets
Examples: Residential local streets

Key Features

* Direct access to residential areas
» Lower speed streets

« Minimal through traffic

Design principles

* Right size the roadway
Sidewlks on both sdes by defal
* Yielding to oncoming traffic is desirable P —— P —— 20m

« Comfortable for cycling Typical right of way widths

Complete, Livable, Better Streets Design Manual

9 M September 13, 2021
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Promoting Safer Local Streets

Raised Crosswalk, Dundas

Right-sizing streets to achieve Vision
Zero, through narrower lane widths, tighter
turning radii, and passive traffic calming
elements.

Incorporating traffic calming elements in
development, such as:

* Raised crosswalks:;
e Raised intersections; and,

« Bump-outs/lay-by parking.

Complete, Livable, Better Streets Design Manual

10 ‘ M September 13, 2021
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Supporting a Strong Pedestrian Realm

Exploring opportunities to create a
stronger pedestrian experience,
particularly in constrained areas:

 Green infrastructure, particularly street
trees and plantings;

« Street furnishing, such as benches and
transit shelters; and,

* Wider sidewalks and accessible
treatments.

Complete, Livable, Better Streets Design Manual

11 ‘ M September 13, 2021




Next Steps

Continue the development of the
Complete, Livable, Better Streets
Design Manual

Ongoing consultation with:
« Advisory committees
e Community focus group

* Public survey

12 | |H| Hamilton

Page 28 of 66

Complete, Livable, Better Streets Design Manual
September 13, 2021
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THANK YOU

trevor.jenkins@hamilton.ca

_ Complete, Livable, Better Streets Design Manual
Hamilton September 13, 2021
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The recent report by Oxford Economics
placed Hamilton as the third-least
affordable city in North America when it
comes to housing.

WE HBA commissioned the Smart
Prosperity Institute to run the numbers
and look at demographic trends in the
Hamilton CMA to see what’s happened.

Their rough estimate is that, on net,
13,000-15,000 residents left the
Hamilton community between 2015
and 2020 due to a lack of housing.
Here’s how they arrived at that
conclusion.

Page 32 of 66

Hamilton

Vancouver, Toronto and Hamilton are the least
affordable cities in North America: report

f ¥ = & in

Hamilton is less affordable than Los Angeles and New York City according to new
Oxford Economics research

Bobby Hristova - CBC News - Posted: May 20, 2021 4:57 PM ET | Last Updated: May 20
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Between 2016 and 2019, Hamilton CMA lost, on net, over 10,000
people to St. Catharines-Niagara, Brantford, and rural Ontario. Data is
not available for earlier years, but this figure would almost certainly
reach, if not exceed, 15,000 if calculated over the last five years.

Figure 15: Met inflows and outflows for Hamilton CMA from 2016 to 2019

B
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Between 2015-20, Ontario’s population grew by over 1,000,000
neople, a five-year growth rate of 7.5 percent. Had Hamilton CMA’s
oopulation grown at the same rate as the provincial average, it would
nave added an additional 13,870 residents.

Population Growth vs. Housing Completions

Ontario: Population Growth vs. Housing Complations, 2010-15 & 2015-20
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Despite Ontario’s population adding 80 percent more residents in
2015-20 relative to 2010-15, the Hamilton CMA built 23% fewer
homes (single, semi-detached and row) in 2015-20 relative to
2010-15. If we had kept pace with Ontario’s population growth,
Hamilton would have built 11,536 new low-density homes and
349 additional apartment units.

Figure 30: Housing completions by census subdivisions, Hamilton CMA Figure 31: Housing completions by type, Hamilton CMA
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Given that the average family size is 2.9 people, this suggests
that Hamilton CMA could have absorbed an additional 26,417
people had it kept housing construction growth in line with
population growth.

The population exodus primarily consisted of young families
moving to less expensive communities.
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Between 2010-15, over 3,500 children under the age of 15 moved to
Hamilton CMA from other parts of Ontario. Between 2015-20, this
number fell to just over 2,000, an indication that the Hamilton region is
becoming a less attractive destination for families with young children.

Figure 11: Hamilton {CMA) Intraprovincial Population Growth as Figure 12: Intraprovincial Population Growth/Loss for Toronto
a Percentage of Toronto (CMA) Intraprovincial Population Loss (CMA) and Hamiltion (CMA)
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and
census agglomeration, 2016 boundaries
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St. Catharines-Niagara, on the other hand, saw a substantial
increase in the number of children under the age of 15 moving
there from other parts of Ontario, an indication that it (along
with Brantford and other surrounding communities), has become
more attractive to young families.

Figure 13: Intraprovincial migration for Hamilton CMA and regions for ages 0 to 14

4000
3000
2000 2010-2015
1000 2015-2020
0
Brantford  Guelph  Hamilton Kitchener-  Norfolk St Tillsonburg Woodstock
Cambridge - Catharines -
Waterloo Miagara

Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries
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Figure 8: Net Immigration in Hamilton CMA by age

Hamilton CMA still experienced
population growth, however, _
thanks to a substantial increase ' |
in the number of international
students and non-permanent
residents calling the community
home. As well, it still
experienced a large, though N S R
falling, number of people 5
moving to the community from noe

Year

2010-2015
2015-2020
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TO ro nto ‘ Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries
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This is a Canada-wide issue, yet solutions can be found at every local

municipal level

Canada Population Growth vs New Homes Built by Decade

1970's 1880's 1990's 2000's 2010's

B FPopulation Growth (millions) B Mew Homes Built (millions)
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This report was written by Mohsina Atig, Una Jefferson, Mike Moffatt, and Harshini Ramesh, with funding
from the West End Home Builders” Association. Responsibility for the final product and its conclusions

is Smart Prosperity Institute’s alone, and should not be assigned to the reviewers, interviewees, or any
external party. Being interviewed for or reviewing this report does not mean endorsement, and any errors
remain the authors’ responsibility.

Smart Prosperity Institute is a national research network and policy think tank based at the University of
Ottawa. We deliver world-class research and work with public and private partners —all to advance practical
policies and market solutions for a stronger, cleaner economy.

institute.smartprosperity.ca

About the West End Home Builders’ Association

The West End Home Builders’ Association (WE HBA), established in 1942, is the voice of the land
development, new housing and professional renovation industries in Hamilton and Halton Region. The WE
HBA represents nearly 300 member companies made up of all disciplines involved in land development
and residential construction (both high-rise and low-rise), including: builders, developers, professional
renovators, trade contractors, consultants, and suppliers.

3 Y, SmartProsperity
= = Institute
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Ontarians on the Move - Local Intelligence
Report - Hamilton
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Executive Summary

A recent report by Oxford Economics placed Hamilton as the third-least affordable city in North America
when it comes to housing. Only Toronto and Vancouver were listed as less affordable, whereas U.S.
communities such as San Jose, New York City, and Los Angeles, famous for their high housing costs, were
found to be more affordable (Hristova, 2021). Our rough estimate is that, on net, 13,000-15,000 residents
left the Hamilton community between 2015 and 2020 due to a lack of housing.

To understand how we got here, it is important to understand the following trends that were occurring
before the pandemic:

1. Starting in 2015, the Hamilton Census Metropolitan Area (CMA),' like much of Ontario,
experienced an increased influx of young people from international sources in search of
educational and job opportunities. The population of Ontario grew by 1,000,000 people between
2015 to 2020, whereas it had increased by less than 600,000 in the previous five years.

2. Home building in Toronto, which experienced the highest levels of population increases from
international sources, was unable to keep up with the population growth, creating housing
shortages and high home prices.

3. These high housing prices in Toronto caused young families to migrate to nearby communities in
Ontario, including Hamilton, in search of housing they can afford, a process known as ‘drive until
you qualify’.

4. Home building of all types and tenures in Hamilton was unable to keep up with the population
growth from both international sources and young families moving from Toronto, creating
housing shortages and high home prices in the Hamilton market.

5. Young families in Hamilton began to get priced out of their own market, and ‘drove until they
qualified’, to nearby cities such as St. Catharines and Brantford, causing a population boom in
those communities. This is known as the ‘musical chairs effect’.

6. This presents an urban housing challenge for Hamilton CMA (Hamilton, Burlington and Grimsby)
and could also potentially impact its ability to attract talent, as parents of young children who
move into other communities may not be willing to commute back to Hamilton for work.

7. For the individuals that are willing to commute back to Hamilton to work, a large volume of
intercity commuters puts strain on our road infrastructure and leads to higher GHG emissions.

The factors that led to these housing shortages are not going away. In fact, they are likely to accelerate
when the pandemic ends. The three communities that comprise the Hamilton CMA have a decision to
make: Will they ensure enough housing gets built for a growing Golden Horseshoe population or will
they continue the path of unaffordable housing and an exodus of young families from the community.

! Hamilton CMA is comprised of the cities of Hamilton and Burlington and the town of Grimsby.
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The Housing Challenge by the Numbers

Our rough estimate is that Hamilton CMA saw 13,000-15,000 people, on net, leave the community
between 2015 and 2020 due to a lack of housing. This exodus, primarily of young families, represents a
multi-million-dollar loss of annual municipal tax revenue and economic activity.

Here is how we arrive at a preliminary estimate of a population outflow of 13,000-15,000 from Hamilton
CMA.

1. Between 2016 and 2019, Hamilton CMA lost, on net, over 10,000 people to St. Catharines-
Niagara, Brantford, and rural Ontario. Data is not available for earlier years, but this figure would
almost certainly reach, if not exceed, 15,000 if calculated over the last five years.

2. Although more young families left Toronto in 2015-2020 than in 2010-2015, the number of them
locating in Hamilton CMA was largely unchanged. From 2008 to 2015, Hamilton’s population
increase from intraprovincial (within province) migration was between 12-18 percent, per year,
of Toronto’s loss from intraprovincial migration. By 2020, this ratio was 7 percent. Over the last
five years, had Hamilton’s intraprovincial gain stayed at 12 percent of Toronto’s loss, Hamilton
CMA would have gained an additional 13,000 new residents.

3. Between 2015-20, Ontario’s population grew by over 1,000,000 people, a five-year growth rate
of 7.5 percent. Had Hamilton CMA’s population grown at the same rate as the provincial
average, it would have added an additional 13,870 residents.

Hamilton’s outflow of residents can be explained by the following factors:
4. Hamilton has the third most expensive housing market, relative to income, in North America.

5. Despite Ontario’s population adding 80 percent more residents in 2015-20 relative to 2010-15,
Hamilton CMA built 2,598 fewer homes (single, semi-detached and row) in 2015-20 relative to
2010-15.

6. Had the growth in housing completions kept up with the changes in Ontario’s population
growth, Hamilton CMA would have seen an additional 11,536 single, semi-detached, and row
homes built and 349 additional apartment units in 2015-20, relative to what was actually built.

7. Given that the average family size is 2.9 people, this suggests that Hamilton CMA could have
absorbed an additional 26,417 people had it simply kept housing construction growth in line
with population growth.

This population exodus primarily consisted of young families moving to less expensive communities:

8. Between 2010-15, over 3,500 children under the age of 15 moved to Hamilton CMA from other
parts of Ontario. Between 2015-20, this number fell to just over 2,000, an indication that the
Hamilton region is becoming a less attractive destination for families with young children.

9. St. Catharines-Niagara, on the other hand, saw a substantial increase in the number of children
under the age of 15 moving there from other parts of Ontario, an indication that it (along with
Brantford and other surrounding communities), has become more attractive to young families.

10. Hamilton CMA still experienced population growth, however, thanks to a substantial increase in
the number of international students and non-permanent residents calling the community
home. As well, it still experienced a large, though falling, number of people moving to the
community from Toronto.
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Introduction

A port city located on the western end of the Niagara Peninsula in Southern Ontario, Hamilton is part of
the Greater Toronto and Hamilton Area (GTHA). This report is going to focus on the Census Metropolitan
Area (CMA) of Hamilton that comprises the City of Hamilton, Burlington, and Grimsby. It will give a
detailed picture of Hamilton’s changing demographics in the past ten years and its relationship with the
price and supply of housing. With a population of 747,545 as per the 2016 Census, Hamilton is a favorable
choice for immigrants arriving in Canada. Within the CMA of Hamilton, the largest chunk or almost 72
percent of the population resides in the City of Hamilton. Of the City’s population, almost a quarter was
born outside Canada. According to forecasts, from 2021 to 2051, the population of the CMA is expected
to increase by almost 40 percent from 584,000 to 823,000 (Hemson Consulting Ltd., 2020).

The changing demographic trends over the past several years in the Hamilton CMA have had profound
impacts on the real estate market, which in turn has affected the ability of the CMA to retain new
residents, including immigrants and international students.

These trends have also affected how the local economy has evolved. At the western end of Ontario’s
Golden Horseshoe combined with the port, Hamilton is located at the heart of the most densely populated
economic corridor in Canada. With proximity to the Greater Toronto Area (GTA), as well as the United
States border, Hamilton offers easy access to businesses and industries. This has allowed Hamilton’s
economy to become highly industrialized and highly diversified, becoming a major producer of motor
vehicles and vehicle parts; iron, steel and metal products, electrical goods, food and beverages, and
chemicals. Employment is driven by the wholesale and retail trade which has typically employed an
average of 16 percent of the labour force, followed by healthcare and social assistance (13 percent),
manufacturing (12 percent), and educational services (8 percent).’

Recent demographic changes combined with a diversified local economy prompt several questions,
including:

1. Isthe Hamilton region growing as fast as the surrounding area, and where is the region’s growth
in population coming from?

2. Isthe Hamilton region still an attractive location for younger professionals, families, or seniors?
3. Does the region have enough housing options to support the people who live and work there?

4. If Hamilton is quickly becoming one of the least affordable cities in North America, will it be able
to retain the workers that fuel its economy?

? Calculated from Statistics Canada. Table 14-10-0098-01 Employment by industry, annual, census metropolitan
areas, inactive (x 1,000)
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Population growth in Hamilton

Ontario’s population grew rapidly between 2015 and 20203, due to an increase in the number of non-
permanent residents and immigrants moving to the province. In those five years, the province grew by
over one million residents, whereas in the previous five years it added less than 600,000.

While the province’s population grew by over seven percent from 2015 to 2020, the populations of
Hamilton, Burlington and Grimsby grew at somewhat lower rates, with Burlington’s population growth
rate being three percentage points lower than the province as a whole. This is despite both Burlington
and Grimsby growing at faster rates than the province between 2010-15. The slower than the provincial
average growth rates can be explained by a lack of housing options, as the Hamilton region experienced
an outflow of families with young children to more affordable communities in the region. Nearby
communities such as Thorold and Brantford experienced a population boom thanks, in part, to young
families from Hamilton CMA searching for a place to live.

Had Hamilton CMA grown at the same provincial average five-year growth rate of 7.5 percent over the
last five years, Burlington would have added an additional 6,783 residents, the City of Hamilton would
have added 6,554 and Grimsby would have added 533, for a total of 13,870 additional residents. This is
suggestive of the level of unmet demand for housing created by a lack of available homes.

Growth

Figure 1: Absolute growth in population in Hamilton Figure 2: Percent growth in population in Hamilton
sub-divisions versus Ontario sub-divisions versus Ontario
-
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Source: Calculated from Statistics Canada. Table 17-10-0142-01 Population estimates, July 1, by census subdivision, 2016 boundaries

? Statistics Canada’s population estimates are for July 1 of each calendar year, so 2015 refers to July 1, 2015 and
2020 refers to July 1, 2020.
2
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Figure 3: Percent growth in population in regional population by census subdivisions of Ontario - South (2010 to 2015)
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Figure 4: Percent growth in population in regional population by census subdivisions of Ontario - South (2015 to 2010)

Regional Populatior: Growth by Census
Subdivisions for 2015-2020 (Ontario - South)

Percent Growth
I -100% to 0%
I 0% to 2.5%
B 2.5% to 5%
B 5% t07.5%
I 7.5% to 30%

Source: Calculated from Statistics Canada. Table 17-10-0142-01 Population estimates, July 1, by census subdivision, 2016 boundaries
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Sources of Population Growth in Hamilton and Ontario

Like the rest of the province, Hamilton CMA experienced a decrease in “natural” population growth (births
minus deaths) in 2015-20 relative to 2010-15, as well as an increase in the number of immigrants making
the region home. Between 2015-20, the region saw, on net, over 10,000 new non-permanent residents,
mostly international students, living in the region; in the previous five years Hamilton CMA added almost
none. However, the three communities that make up the CMA saw lower growth in the net number of
people moving to the community from other parts of the province (shown here as interprovincial growth).
This is despite a drastic increase in the number of young families leaving Toronto looking for housing. A
lack of housing options (and the resulting high prices) made communities like Brantford and St. Catharines
more attractive to young families, and a substantial number of families moved to those communities from
Hamilton CMA.

Figure 5: Sources of population change in Hamilton CMA Figure 6: Sources of population change in Ontario
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries

Population of Hamilton by age groups

Hamilton has experienced an influx of residents in their twenties and thirties, primarily from international
sources to study or work. This has created continually increasing demand for one and two-bedroom units
for the younger part of this cohort, and for family-friendly housing options as they enter the older part of
this cohort. Despite the increase in the size of the population of people in their 20s, 30s and early 40s,
there has been little increase in the number of school-aged children in Hamilton CMA. Hamilton also has
an aging population, with population numbers spiking for those in their fifties and sixties due to the aging
of the baby boomers.
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Figure 7: Population of Hamilton CMA by age in 2010, 2015, and 2020
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Source: Calculated from Statistics Canada. Table 17-10-0135-01 Population estimates, July 1, by census metropolitan area and census
agglomeration, 2016 boundaries

Net immigration in Hamilton by age

In line with Canada’s immigration targets and the issuance of non-permanent and permanent residency
visas, the arrival of young immigrants in Hamilton skyrocketed in the period of 2015 to 2020 (Figure 8). As
discussed, this increase is driven by immigration and non-permanent residents arriving in Canada (Figure
6). Most of these individuals tend to be young: immigration numbers peak for those in their twenties and
thirties. They also tend to be in the family-forming age-groups which is why there is also a spike in the age
group of infants and young children in the same period. The net immigration trend declines for those in
their late thirties and forties, remaining small and largely unchanged between 2010-15 and 2015-20.
Despite this increase in the number of young children in the ‘net immigration’ category, there has been
little overall growth in the number of children living in the community, suggestive of outmigration of
young families.

Figure 8: Net Immigration in Hamilton CMA by age
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries
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Net interprovincial migration in Hamilton by age

Interprovincial migration refers to the difference in the number of people who move to Hamilton CMA

from provinces other than Ontario, and the number of people who move from Hamilton CMA to other
provinces.

Demographic trends at an interprovincial level reveal contrasting and interesting insights. In both periods,
there is a sharp dip in net interprovincial migration for people in their early late teen years and early
twenties. This means that people in this age-group move out of Hamilton to other provinces across
Canada, with the trend remaining consistent from 2010 to 2015 and from 2015 to 2020. This could reflect
the younger population of Hamilton moving to other parts of the country to study. Interestingly, net
migration recovers, more so in 2015 to 2020 than in earlier years, perhaps as graduates from other parts

of the country move or move back to Hamilton to take advantage of lucrative economic opportunities.

Figure 9: Net interprovincial migration for Hamilton CMA by age
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries

Net intra-provincial migration in Hamilton by age

Intraprovincial migration refers to the difference in the number of people who move to Hamilton CMA

from other parts of Ontario, and the number of people who move from Hamilton CMA to other parts of
the province.

Although Hamilton still receives net inflows from the rest of the province, the dynamics have changed
considerably in the past few years (as shown by Figure 10). Historically, Hamilton CMA has experienced
significant inflow of young children, as it was seen as an affordable place to raise a family. However,
over the past five years, the net inflow of young families has slowed down, along with the net inflow of
people in their 50s. Interestingly, there has been an increase in the net number of people moving to
Hamilton CMA from other parts of Ontario who are in their 30s and 40s. This pattern is suggestive (but

far from conclusive) that there has been a shift away from young families and towards childless young
professionals who find the community an attractive place to live.
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Figure 10: Net intraprovincial migration for Hamilton CMA by age
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census
metropolitan area and census agglomeration, 2016 boundaries

A smaller share of Torontonians moving to Hamilton

The greater Toronto area has seen an increasing exodus of young families leave the community in search
of housing they can afford. In 2008-09, just over 10,000 people, on net, left Toronto CMA to live in other
Ontario communities. By 2019-20, that annual loss had reached 50,000. However, they were largely not
moving to Hamilton CMA, which saw little net increase in intraprovincial migrants. Over the last five years,
had Hamilton’s intraprovincial gain stayed at 12 percent of Toronto’s loss, Hamilton CMA would have
gained an additional 13,000 new residents.

Figure 11: Hamilton (CMA) Intraprovincial Population Growth as Figure 12: Intraprovincial Population Growth/Loss for Toronto
a Percentage of Toronto (CMA) Intraprovincial Population Loss (CMA) and Hamiltion (CMA)
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Intraprovincial movements for ages 0 to 14

Intraprovincial movements for regions in and around Hamilton in the past ten years tell us more on where
people have been, on net, moving to and moving out of in the past decade, across age groups. Movements
of young people (babies and young children) were the highest in Hamilton in the first half of the decade
(Figure 13). This suggests that it was an especially favorable place to move to for young families from 2010
to 2015. In the latter part of the decade, Hamilton’s place was overtaken by St. Catharines-Niagara,
followed by Kitchener-Cambridge-Waterloo as these communities had relatively more affordable and
plentiful housing options. The following set of maps reflects an exodus of people moving away from
Toronto in the last decade and to affordable communities within driving distance, and then from those
communities to even more affordable ones in the surrounding areas.

Figure 13: Intraprovincial migration for Hamilton CMA and regions for ages 0 to 14
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries

Mapping intraprovincial movements for ages 0 to 14*

Figure 14: Net intraprovincial movements for Hamilton CMA and  Figure 15: Net intraprovincial movements for Hamilton and regions
regions for ages 0 -14, 2010 - 2015 for ages 0 to 14, 2015 - 2020

Intraprovincial Movement by
Age 0-14 from 2015-2020
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Intraprovincial Movement
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census agglomeration, 2016 boundaries

* The legend for these maps depicts the following: the pink regions experienced net negative interprovincial
movements, grey ones experienced less than 1,000, light blue experienced less than 2,000, blue experienced less
than 3,000, and dark blue ones experienced less than 4,000 net migration in those regions.

8
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Intraprovincial movements for ages 15 to 34

As with children, young adults continued moving out of Toronto in the past decade. Hamilton received
most of the young people moving across the region who tend to be studying and working in these age-
groups. However, from 2015 to 2020, other communities around Hamilton, especially Kitchener-
Cambridge-Waterloo, started to experience levels of interprovincial population increase of young adults
nearing those that Hamilton experienced in the first half of the decade.

Figure 16: Net intraprovincial migration for Hamilton CMA and regions for ages 15 to 34, 2010 - 2015
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries

Mapping intraprovincial movements for ages 15 to 34

Figure 11: Intraprovincial movements for Hamilton CMA and Figure 18: Net intraprovincial movements for
regions for ages 15 to 34, 2010 to 2015 Hamilton CMA for ages 15 - 34, 2015 - 2020
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Intraprovincial movements for ages 35 to 54

From 2010-2015, individuals in the age-group of 35 to 54, who might be looking to settle with their
families, have tended to do so in Hamilton CMA rather than in the surrounding communities. In the past
five years though, they are increasingly doing so in communities around Hamilton, with the net number
of 35-54-year-old adults moving to Hamilton falling slightly been 2015-20 relative to 2010-15.

Figure 19: Net intraprovincial migration for Hamilton CMA and regions for ages 35 to 54
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and
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Mapping intraprovincial movements for ages 35 to 54

Figure 20: Net intraprovincial movements for Hamilton CMA for Figure 21: Net intraprovincial movements for Hamilton CMA for
ages 35 - 54, 2010 - 2015 ages 35 - 54, 2015 - 2020
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Intraprovincial movements for ages 55 and over

For older populations, St. Catharines-Niagara has been the most attractive place to move to throughout
the past decade. It has typically been one of Canada’s top destinations to retire to thanks to its mild
microclimate, its proximity to the United States, abundance of amenities and natural landscapes (Haaf,
2020). Hamilton CMA is still experiencing, on net, positive levels of intraprovincial migration of people 55

Figure 12: Intraprovincial movements for Hamilton & regions for ages 55 and over
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Mapping intraprovincial movements for ages 35 to 54

Figure 13: Net intraprovincial movements for Hamilton CMA for ages

55+, 2010 - 2015

Figure 14: Net intraprovincial movements for Hamilton CMA for
ages 55+, 2015 - 2020
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Intraprovincial migration, inflows and outflows, for Hamilton - 2016 to
2019

The previous set of charts on migration tells us how many people, on net, are moving into (or from) a
community from the rest of Ontario. Unfortunately, they do not tell us where in the province they are
coming from, due to limitations in the data.

There is another data series, however, that can provide information on how many people are moving to
and from any pair of communities in Canada. However, it suffers the limitation that it does not break
down the migration by age, and data is only available for the three one-year periods of 2016-17, 2017-18,
and 2018-19.

What it tells us is rather remarkable: almost all of the net intraprovincial inflow experienced in Hamilton
CMA is coming from Toronto, while Hamilton is losing on net, population to almost every other
community in the province. The biggest destinations for Hamiltonians are the CMAs of St. Catharines-
Niagara, and followed by Brantford, Kitchener-Cambridge-Waterloo, the country of Norfolk, Woodstock,
and finally Guelph (Figure 25), along with rural communities that are not part of a census metropolitan
area or census agglomeration. In the three years that we have data, on net, over 10,000 people moved
from Hamilton CMA to St. Catharines-Niagara, Brantford, and rural Ontario alone.

Given that residents of Hamilton CMA are moving to smaller communities within driving distance of the
City and given that these growing communities are adding large numbers of young families, we can be
reasonably confident that Hamilton families are making the move due to the availability of housing in
those communities.

Figure 15: Net inflows and outflows for Hamilton CMA from 2016 to 2019
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and census
agglomeration, 2016 boundaries

12



Page 58 of 66

Net non-permanent residents for Hamilton by age

Hamilton experienced a substantial increase in international non-permanent residents calling the
community home. These are younger individuals seeking economic opportunities and gaining experience
in Canada’s labour market. This is a relatively new phenomenon. Between 2010 and 2015, the community
added, on net, no new net-permanent residents. For every non-permanent resident who came to the
community (typically around ages 18-20), another one left (typically around ages 23-40), leaving the
population relatively unchanged.

The story was substantially different from 2015 to 2020, where Hamilton CMA added, on net, over 10,000
international net non-permanent residents. During that time, one-quarter of Hamilton CMA’s population
growth came from international non-permanent residents (10,659 out of 43,412). These were primarily
international students and those staying after graduation under Canada’s Post-Graduation Work Permit
Program (PGWPP). The rise in the number of residents in the PGWPP explains the increased numbers of
non-permanent residents in their mid-20s.

Figure 16: Net non-permanent residents for Hamilton CMA
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Source: Calculated from Statistics Canada. Table 17-10-0136-01 Components of population change by census metropolitan area and
census agglomeration, 2016 boundaries

International students in Hamilton CMA

A substantial portion of population growth can be explained by increasing international student
enrollments in educational institutions. Across Canada, international student enrollment grew from
101,000in 2008 to 318,000in 2018, making up 57 percent of the total increase in all academic enrollments
(Thevenot, 2020). While Hamilton forms a small share of international study permits, the number of these
permits issued have been increasing in the CMA of Hamilton from 2015 to 2018 (the final year in which
we have data), in line with increasing immigration numbers (Figure 27). Predominantly, this increase is
explained by a larger number of international students pursuing undergraduate programs at McMaster
University or Mohawk College. Graduate program enrollments, on the other hand, have remained
relatively flat (Figure 28). Overall, the increase in international students is roughly split between the two
institutions.
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Figure 27: Study permit holders in Hamilton CMA, month- Figure 28: International student enrollment in Hamilton CMA
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How is population growth impacting Hamilton?

One of the immediate impacts of a growing population in Hamilton is on the housing market. A faster
increase in population combined with a relatively slower growth in the construction of homes” has pushed
up demand for homeownership and consequently, the prices of homes (Figure 29). This trend has led to
two effects. The first is known as the ‘drive until you qualify’ effect which has been driving families away
from Toronto to cities like Hamilton, pushing prices up in Hamilton. This increase in prices leads to the
‘musical chairs’ effect in which existing Hamilton residents, who would like to buy a larger property (or
transition from renting to buying) can no longer afford homes in the community. And when residents are
priced out of Hamilton’s real estate market and can no longer afford homes in the community, they in-
turn ‘drive’ until they arrive at a geographic location that they can afford, such as the Niagara Region or
Tillsonburg.

These dynamics imply that not only has Hamilton gained residents from Toronto, but it has also lost
residents to communities and cities around it, all of which have lower home prices. This is seen in Figure
30, which shows the HPI composite benchmark price in Hamilton as well as the communities that are
experiencing an influx of residents from Hamilton. While home prices in all of these regions, including
Hamilton, have increased in tandem with each other, those in Hamilton have been rising by a significant
margin. This difference in prices is motivating the migration of families from Hamilton to places like
Norfolk (Simcoe), and Tillsonburg where homeownership is still relatively affordable (Figure 29).

> Growth in home construction has been slow for several reasons. First, is the lack of available developed land to
build on; second, this lack stems from delays and gaps in processing permit applications by local city authorities.
While housing starts are gradually picking up, the stark growth in population in the past five years has led to demand

far outstripping supply or the capacity of municipal governments to process permits.
14



Page 60 of 66

Figure 29: Annual average home prices (HPI) in Hamilton and regions
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Source: Calculated from the MLS® Home Price Index (HPI), the Canadian Real Estate Association (CREA)

Housing supply in Hamilton and surrounding communities

Housing affordability and home prices are also determined by housing supply. Despite a trend of
increasing population, mostly immigrants and non-permanent residents, the rate of growth of the housing
supply overall has not kept pace in Hamilton CMA.

Ontario’s population grew by 571,340 people in 2010-15. By 2015-2020, this figure was 1,026,896, an 80
percent increase over the previous period. This would suggest that Ontario communities, such as Hamilton
CMA, should have built 80 percent more homes and apartment units in 2015-20 than they did in 2010-15.

In Hamilton CMA, however, the overall number of housing units built fell by 7 percent in 2016-20 relative
to 2011-15. Specifically, we saw:

- Adecrease in the number of single, semi-detached and row homes built, from 11,172 to 8,574, a
decrease of 23 percent.

- Anincrease in the number of apartment units built, from 2,430 to 4,025, an increase of 66 percent,
not keeping up with the 80 percent change in population growth.

Had the growth in housing completions kept up with the changes in Ontario’s population growth,
Hamilton CMA would have seen an additional 11,536 single, semi-detached, and row homes built and
349 additional apartment units in 2015-20, relative to what was actually built. With demand for housing
outstripping supply, families have been casting a wider net in the region to look for communities where
homes are not only affordable but also available.

This lack of housing options is reflected in Figures 30 to 41 that depict housing completions, by census
subdivisions and by housing type, for CMAs to which Hamilton has been losing most of its residents in the
past few years. While completions trend has been stagnant in Hamilton, they have been rising slowly but
surely in the other CMAs. While housing completions picked up only in 2020 in Brantford CMA, for
example, they began rising as early as 2015 in the CMAs of Kitchener-Cambridge-Waterloo (KCW), Guelph,
St. Catharines-Niagara, and in 2016 in the county of Norfolk and the town of Tillsonburg.
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Breaking down housing completions by housing type illustrates the varying approaches of regions to
increasing housing supply. For example, while Brantford and St. Catharines-Niagara CMAs and
Norfolk/Tillsonburg have built more single housing units, the CMAs of KCW and Guelph have focused on
completing apartment units. While some of the increase in housing supply is welcome in these
communities, these trends are cause for concern given that Ontario’s population is expected to continue
rising at unprecedented levels based on planned immigration numbers. City planners in these
communities will need to determine how to plan and build housing commensurate with current and
expected population growth in a way that does not harm the Ontario Greenbelt, or climate change
mitigation and adaptation efforts.
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Figure 30: Housing completions by census subdivisions, Hamilton CMA
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Figure 32: Housing completions by census subdivisions, Brantford CMA
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Figure 31: Housing completions by type, Hamilton CMA
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Figure 33: Housing completions, by type, Brantford CMA
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Figure 34: Housing completions by census subdivisions, Kitchener-Cambridge-

Waterloo CMA
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Figure 36: Housing completions by census subdivisions, Guelph CMA
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Figure 35: Housing completions, by type, Kitchener-Cambridge-Waterloo CMA
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Figure 37: Housing completions, by type, Guelph CMA
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Figure 38: Housing completions by census subdivisions, Norfolk County & Figure 39: Housing completions, by type, Norfolk County & Tillsonburg
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Figure 40: Housing completions by census subdivisions, St. Catharines & Niagara Figure 41: Housing completions, by type, St. Catharines & Niagara
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Conclusion
What happened to housing in Hamilton, Burlington and Grimsby is easy to understand:

1. Startingin 2015, the population of the Golden Horseshoe dramatically increased due to an influx
of talented, young international students and workers to the area.

2. Despite this regional population increase, the number of houses built in Hamilton CMA fell in
2015-20 relative to 2010-15.

3. Too many families chasing too few homes led to Hamilton becoming the city with the third worst
housing affordability in all of North America, relative to median incomes of households.

The population pressures leading to this point are likely not going to diminish. The outlook for Hamilton
CMA to continue attracting international talent is bright given the Government of Canada’s recently
announced immigration targets (Government of Canada, 2020) and the fact that it is home to two leading
educational institutions, McMaster University and Mohawk College. With its strong and diversified local
economy, Hamilton CMA has the potential to entice immigrants and recently graduated students to live
and work in Hamilton.

However, if the supply of housing in Hamilton CMA continues to grow more slowly than its population,
more and more young families (including those talented international students) will embark on the ‘drive
until you qualify’ pathway to find cheaper housing outside of Hamilton. And as the housing shortage
worsens, it will push up home prices in Hamilton even further, pricing out current residents and causing
Torontonians to move elsewhere in Ontario as well. A lack of long-term planning of residential housing
can lead to pressures on the greenbelt, transportation-related pollution, and the threat of diminishing
protected areas. This means that a continuous exodus of people from Hamilton to surrounding
communities could threaten Hamilton’s ability to attract and retain talent, mitigate greenhouse gas
emissions and its capacity to adapt to climate change caused by residential planning that does not
consider an appropriate balance between housing supply and growing demand.
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