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Canada is an Increasingly Urban Society 

Source: Statistics Canada 

% of Population Considered Urban 



Is This What We Mean by “Urban” ?  

View south from North York to City of Toronto 
View north from North York into the suburbs 



Or is it this? 



Or is it? 



Transportation Method Definitions 

Tested 12 different models for all 33 CMAs and a sample of the 
100+ Census Agglomerations (10,000 to 100,000 pop.) 

 
Most credible results with: 
 

Active Core:  

Active Transportation greater than 150% of CMA average  
 

Transit Suburb:  

Transit use greater than 150% of the CMA average 
 

Auto Suburb:  

Transit use less than 150% of the CMA average 
 

Exurban:  

Density less than 150 people per square kilometre 

 



GIS to Google Earth 

ArcGIS Map  ArcGIS Map overlaid on Google Earth 

Census Tract Detail 



Percentage of Suburbs, 2016 

CMA Suburbs         19,601,652   
CA Suburbs             2,621,199  
CMA and CA Suburbs     22,222,851  
50% Exurban        1,486,183 
Total 2016 Suburb Pop. (estimated)  23,709,034 
Total 2016 National Pop.   35,151,728  (67.5% suburban) 
 

CMA 
2016		

Popula/on 
Ac/ve		
Core 

Transit	
Suburb 

Auto	
Suburb 

Exurban 

	Toronto 5,928,040 12% 15% 70% 3% 

	Montréal 4,098,927 17% 14% 66% 3% 

	Vancouver 2,463,431 16% 15% 67% 2% 

	Calgary 1,392,609 12% 9% 76% 3% 

	O@awa-GaDneau 1,323,783 15% 9% 62% 14% 

	Edmonton 1,321,426 8% 14% 68% 10% 

	Québec 800,296 19% 10% 56% 15% 

Canada’s	CMAs 24,945,123 14% 12% 67% 8% 





Suburb Distribution – Mid-Sized vs. Big CMAs 

Active Core 
12% 

 Transit Suburb  
8% 

Auto Suburb 
65% 

Exurban 15% 

Active Core 14% 

 Transit Suburb  
13% 

Auto Suburb 68% 

Exurban 5% 

Canadian 
Mid-Sized 

CMAs 

Canadian 
Big 

CMAs 



Suburb Distribution – Mid-Sized CMAs Across Canada 



Suburb Distribution – Mid-Sized CMAs Across Canada 



Where did population growth happen in Canadian CMAs, 2006-2016? 
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Metropolitan Growth 
in Toronto and 

Vancouver 

170,000  

 
New residents 
in Active Cores 
of Toronto and 
Vancouver, 
2006-2016 



CMA Growth Rates in Canada 



Mid-Sized CMA Growth Rates in 
Ontario 



“GTA Sprawl out of control” 

“Calgary’s top city planner says higher 
density suburbs strike right balance” 

“Montreal Exurban growth is worst in country” 

“Canada: A suburban nation” 

“In search of the suburban ideal” 



What is Going on in the Mid-Sized Cities? 
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Halifax:  
28% Active Core  
+ Transit Suburb 
72% Auto Suburb/
Exurban  
 
Mid-Sized Cities:  
20% Active Core/Transit 
Suburb 
80% Auto Suburb/
Exurban  
   



St. Catherines:  
11% Active Core  
89% Auto Suburb/
Exurban  
 
Mid-Sized Cities:  
20% Active Core/Transit 
Suburb 
80% Auto Suburb/
Exurban  
   



London :  
30% Active Core  
70% Auto Suburb/
Exurban  
 
Mid-Sized Cities:  
20% Active Core/Transit 
Suburb 
80% Auto Suburb/
Exurban  
   



Saskatoon:  
18% Active Core  
82% Auto Suburb/
Exurban  
 
Mid-Sized Cities:  
20% Active Core/Transit 
Suburb 
80% Auto Suburb/
Exurban  
   



Halifax 

St. Catharines 

Saskatoon 

London 



What is Going on in the Mid-Sized Cities? 

•  Smaller households? 

•  Plant closing? 

•  Rust Belt? 

 

 

•  Halifax, St. Catherines, London, Saskatoon 

Thank You 
 
Funding: This research was supported by the Social Sciences and 
Humanities Research Council of Canada; CanU. 
 
Presentation Design: Chris Willms, Hailey Morning 
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Halifax Case Study   

Kasia Tota, Principal Planner  

Halifax Regional Municipality   



Is Halifax a bit different?   
Halifax:  
28% Active Core + Transit 
Suburb 
72%: Auto Suburb/
Exurban  
 
Mid-Sized Cities:  
20% Active Core/Transit 
Suburb 
80% Auto Suburb/Exurban  
   



Mid-Sized City / Large Region   
April 1, 1996 Amalgamation: 5,490 km2 

City of 
Halifax 

Town of 
Bedford 

Halifax County 

City of 
Dartmouth 



Regional Centre 
(Active Core/Transit Suburb)   

0.6% of land area 
 

25% of population 

 



Halifax: Winds of Change?  

“Over seven days this July, Halifax 
Regional Council approved eight 
developments collectively housing 
more than 1,100 residential units – 
about as many units as council would 
normally approve in a year”. 

 
Ted Fraser, Globe and Mail  

 
 
 
 
 



Halifax is Growing  
Population Growth by Source 2007 to 2018 

 
•  In 2018 Halifax grew by 

8,544 people (2% growth)  
 

•  2015-2018: 22,000 
population increase  

 
•  Key sources: international 

and interprovincial 
migration  

 
•  Youthful city: 2,502 in the 

20-29 year old category   



“Can I go no-where with you?”  
 

•  Third year in a row of strong immigration and 
youth retention  

•  Is youth exodus behind us?   
•  Unprecedented development, including rentals 
•  1.6% vacancy rates (1.1% on the Peninsula)  



Key Planning Events  
1996-1998     Amalgamation  
1998–2000  Downtown Dartmouth Plan and Land Use By-law 
2000–2006  First Regional Plan   
2007–2009  Downtown Halifax Plan and Land Use By-law 
2010–2013         Early work on the Regional Centre Plan 
2012–2014         Regional Plan First Review  
2015–2019         Regional Centre Plan & Integrated Mobility Plan  

 



Regional Plan (2006, 2014) 
●  First blueprint for regional growth  
●  Urban, Suburban and Rural Designations 
●  Strong environmental and sustainable development 

focus, including financial sustainability   
●  Established a clear service boundary 
●  Limits on private roads  
●  Mandated rural conservation design development 

subdivisions  
●  25% urban growth target  (at that time urban growth was 

less than 15%)  
●  Direction to develop a consolidated Regional Centre 

Plan  
●  Direction on a “greenbelting” approach  
●  New plans in Nova Scotia are not appealable  



Regional Plan 2006 Pattern Book  



2009 Downtown Halifax Plan  



2013 Stantec Study 
50% of urban growth could save $715M 



Planning Framework  
Old plans = discretionary approvals by Council   

22 Plans  

481 Zones  



Centre Plan 
●  First phase of simplification  
●  New Plan and Land Use By-law for the Regional 

Centre  
●  Support for 40% of regional growth  
●  18,000 new units and 33,000 residents   
●  High quality growth at an appropriate density and 

scale through form-based zoning 
●  Diverse housing forms   
●  Greater certainty in the development / land value 

context and approval processes  
●  Incentivize heritage protection  
●  Create complete communities through mixed-use 

zoning  
●  Introduce bonus zoning framework for public 

benefits with 60% focused on affordable housing  
 
 
 



Centre Plan Core Concepts  



 
Dialogue for Change  

 ●  Committees of Council 
●  Public Open Houses 
●  Community Workshops 
●  Pop-up Meetings 
●  Walking Tours 
●  Participation Surveys 
●  Videos  
●  Website submission options 
●  Online Portal 
●  Stakeholder Workshops 
●  Road Show Presentations 
●  Storefront  
●  Individual Meetings 
●  Internal Business Unit Engagement  



Can I go no-where with you?  
 



REGIONAL CENTRE 
SECONDARY 

MUNICIPAL PLANNING 
STRATEGY 

(Package A) 

REGIONAL CENTRE 

LAND USE BY-LAW 

(Package A) 

Appendix 2 

REGIONAL CENTRE 
URBAN DESIGN 

MANUAL 



Package ‘A’: 

September 2019 
 

Concentrated Nodes of 
commercial and mixed-use  
developments and high-
density residential areas  

Centre 

Higher	Order	Residen/al 

Downtown	(Dartmouth) 

Corridor 

Future	Growth	Node 

Package ‘B’: 

September 2019-2020 
 

•  Downtown Halifax and 
Cogswell Lands 

•  Employment Lands  
•  Low-density established 

residential areas 
•  Parks and Open Spaces 
 



Why is Halifax 
starting to grow 

differently?    
 ●  Population growth 

●  Shifting demographics  
●  Positive economic climate  
●  Relative affordability & rental supply 
●  Active and local development 

community  
●  Investments in transit, active 

transportation, streetscaping, and public 
spaces    

●  More certainty in the planning 
framework 

●  Engaged community  
●  Council leading change  



What to watch for…. 
 

●  Ongoing population and development 
trends  

●  Impact of new planning framework 
●  Housing affordability 
●  Impact of transit & AT investments  
●  Provincial and federal infrastructure 

investments  
●  Climate change impacts  



	 

Thank you  
 
 
KASIA TOTA, MCIP LPP 
PRINCIPAL PLANNER  
PLANNING & DEVELOPMENT - 
COMMUNITY POLICY  
CENTRE PLAN  
	 

HΛLIFΛX 
totak@halifax.ca  
halifax.ca 
centreplan.ca 
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ST. CATHARINES | NIAGARA REGION | ONTARIO 



Context 

52 

CONTEXT 

 
 
▪  Two-tier system 

 
▪  Lake Ontario, Greenbelt, 

Niagara Escarpment, Welland 
Canal 

 
▪  Urban Growth Centre 

 
▪  Firm built-boundary 

 
▪  Growth target: 33,000 more 

people by 2041 

 
▪  Infill and intensification 



2016 SNAPSHOT 

53 

Welland 

Niagara 
Falls 

St. 
Catharines 

GO Train 
(2019) 
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2016 - PRESENT 

 
 
 
 
▪  Development activity mainly concentrated 

in: 
▪  Mixed-use corridors in proximity to larger 

neighbourhood plazas 

▪  Urban Growth Centre (downtown core) 

▪  Pen Centre/Glendale 

▪  West End (new hospital, medical, large 
format retail, mid-rise residential) 

 
▪  Next time: Port Dalhousie 



Jason Fung Architect 
55 
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REVIVING THE CORE 

DOWNTOWN CREATIVE CLUSTER  
MASTER PLAN | APRIL 2008 
 
 
▪  Wine route/Heritage Character 

District 

 
▪  Meridian Centre (sports arena) 

 
▪  Brock University School of Fine Arts 

 
▪  Performing Arts Centre 

 
▪  Bus terminal 
 
▪  Civic Square 
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INCREMENTAL CHANGE 

 
 
 
▪  2007-2009 

 

 
 

▪  One-way to two-way conversion 

 
▪  Introduction of street furniture 
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CIVIC SQUARE POP-UP 
 
▪  5 weeks from idea to installation 
▪  Council motion, July 2013 
▪  Designed, approved, funded 

and sourced, Aug. 2013 
▪  Road closure, installation, and 

open, Sept. 2013 
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CHALLENGES 

 
 
▪  Opioid, mental health crisis 

 
▪  Homelessness 

 
▪  Affordability 
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OPPORTUNITIES 2019+ 

 
 
▪  New CIP 

 
▪  Civic Square 

 
▪  Former GM lands redevelopment 

 
▪  Canada Summer Games 2021 

 
▪  World Rowing Championship 2024 

 

MJMA Architects 

 



Top 10 Ontario cities for real estate investment                                          
Real Estate Investment Network  

 2nd strongest economy in the Country                                                   
National Bank of Canada (2018) 

‘Historic Downtown Undergoes Dramatic Transformation’                        
Toronto Sun Newspaper 

‘This City is a Seriously Underrated Cultural Hub’                                   
Toronto Life Magazine 

12th best city in Canada to invest in real estate for 2018                         
MoneySense Magazine 

Top 10 Small Cities – Best FDI Strategy                                                             
FDI American Cities of the Future 

‘St. Catharines builds bridges to development’                                                      
Globe & Mail Newspaper 

St. Catharines/Niagara top entrepreneurial cities in Canada                           
Financial Post /CFIB 

‘How the arts are redrawing St. Catharines’                                                    
Globe & Mail Newspaper 
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Next region in/ Prochaine région dans 



Regenerating  

London’s Core  
 
Britt O’Hagan, RPP, MCIP 



1hr 

2 hrs 
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WE NEED AWESOME 

URBAN AREAS 



ONE SIZE DOES 

NOT FIT ALL  



Leveraging our Assets 

Entrepreneurs 

Major Attractions 

Reduce Red Tape 

Public Spaces 

Financial Incentives 
Partnerships 

Plan for Development 

Our Recipe: 

People First 



DREAM BIG  



STICK 
TO THE 
VISION 



SEIZE YOUR 
OPPORTUNITIES 





FIND GREAT PARTNERS 



MAKE WISE 
INVESTMENTS 



LEVERAGE YOUR ASSETS 





CUT THE RED TAPE 



MAKE ROOM 
FOR WHAT 

PEOPLE WANT 



LET  
ENTREPRENEURS 
DO THEIR THING 



MAKE DEVELOPMENT EASY 



FOCUS ON THE PEOPLE 



 
 
 
 
 
 
 
  

DREAM BIG 

STICK TO THE VISION 

SEIZE YOUR OPPORTUNITIES  

FIND GREAT PARTNERS 

MAKE WISE INVESTMENTS 
LEVERAGE YOUR ASSETS 

CUT THE RED TAPE 

MAKE ROOM FOR WHAT 
PEOPLE WANT 

LET ENTREPRENEURS DO 
THEIR THING 
MAKE DEVELOPMENT EASY 

FOCUS ON THE PEOPLE 
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Mid-Size Cities Across Canada- Saskatoon 
Dealing With Rapid Growth 
Tyson McShane, Acting Manager, Long Range Planning 



Saskatoon: 

2006  

22.9% Active Core/Transit 
Suburbs  
77.1% Auto Suburb/ Exurban 
 
2016 

18.8% Active Core/Transit 
Suburbs  
81.2% Auto Suburb/ Exurban 
 
Mid-Sized Cities: 
20% Active Core/Transit Suburb 
80% Auto Suburb/Exurban 
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1.3% 
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2.4% 2.3% 2.3% 

3.0% 

2.3% 
1.9% 

1.4% 

2.4% 2.4% 

2.0% 

2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

Saskatoon CSD Growth rate, July 2018 

Source: Statistics Canada, Demography Division - Annual population estimates by sex, July 1, 2006 to 2018, Saskatoon CSD, based on the Standard Geographical Classification (SGC) 2016, annual (persons)  
 

$537 $666 $937 $1,082 $1,089 $878 $1,020 $728 $762 $643 

3,550  
4,100  

4,651  
5,196  5,020  4,996  

4,327  
3,950  3,998  

3,566  

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

City of Saskatoon Building Permits, 2009-2018 

Total Value of Construction (Thousands) Number of Permits Issued 
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272,200 

Statistics Canada, July Annual Estimate Population Projection - 1.5% growth rate 
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Rapid Population Growth 



Rapid Population Growth….but in the wrong locations 

16.5% 16.4% 17.1% 12.9% 16.6% 11.5% 15.4% 12.1% 20.5% 

19.0% 18.4% 
17.0% 

15.3% 15.9% 
15.0% 14.8% 

13.7% 
14.8% 

Five Year Rolling 
Average of 25% for 

Infill   
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25% 

30% 

2010 2011 2012 2013 2014 2015 2016 2017 2018 ...2023 

Infill Infill Share (%) - 5 Year Rolling Average 
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Growth Funding Strategy 

 
Saskatoon Speaks 
 

Strategic Plan 
 

Growth Plan to Half a Million 
 

A New Vision For Growth 



Key Strategies to Accommodate Growth 





Bus Rapid Transit 

1st or 



Corridor 
Growth Area 



103 

Corridor 
Growth Areas 



LAND USE AND BUILT FORM 



TRANSIT VILAGES 



University 
Sector Plan 



Design Principles: 
1.  Design for high potential 

pedestrian trip first (~5 min. 
walk) 

2.  Design for high potential 
pedestrian access to BRT 
Stations (highest densities 
near planned BRT stations) 

3.  Design for high potential 
cycling trips 

4.  Design Meewasin Valley 
connectivity/access to 
established neighbourhoods 

5.  Accommodate remaining 
vehicular trip generation with 
road network 

 
 
 
 
 
 
 
 
 
 
 
 

University 
Sector Plan 



North Downtown  
Master Plan 

From brownfield to vital community 
 

Currently On Hold 

  



Central Library 
 



New Arena & Convention Centre 
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