
The Need for Critical Thinking has 
Never Been Greater

2022 OGA Forum



“The significant problems we 
face today cannot be solved at 
the same level of thinking we 

were at when we created them”

Albert Einstein
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• Agricultural land consumption

• Housing affordability

• Financial sustainability

• Climate change
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Huge Challenges Face Us ...



• Increasing intensification and DGA densities have 
reduced need for more agricultural land

• Increasing mix of housing offers more options 

• Mixed-use zoning provides access to services and 
live work options 

• Increasing transit usage and system development

• Climate change awareness
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But Progress is being Made . . .
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Use of the 2051 Planning Horizon



Use of the 2051 Planning Horizon

• Minimizes impacts of under-
forecasted growth

• Allowances for persistently 
vacant land completely 
unnecessary

• Can be used to mitigate risk 
associated with bold change 
such as freezing urban 
boundaries
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MCRs and GP 
forecast reviews

MCRs required every 5 years if by amendment, every 10 if implemented 
through a new official plan

Reviews of GP forecasts every 5 years

Use of the 2051 Planning Horizon
(opportunities for any required course adjustments) 

2021 2031 2041 2051 2061 2071

Potential DGA 
Shortage?

Anticipated Extensions to 
Planning horizon

2031 2041
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Growth Plan Forecast Background Report 
(housing-by-type forecast)



• Housing types first determined at 
the GGH level using historical 
propensities 

• Units distributed to municipalities 
based on criteria including land / 
servicing availability

• Migration assumptions adjusted to 
fill projected housing units
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Growth Plan Forecast Background Report 
(housing-by-type forecast)
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Growth Plan Forecast Background Report 
(housing-by-type forecast)
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Growth Plan Forecast Background Report 
(housing-by-type forecast)

• GPF background report housing-by-type forecast 
assumes a huge increase in the number of singles / 
semis from 2021 to 2051

• Majority of future conditions affecting housing choice 
will reduce, not increase construction of singles / semis
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Growth Plan Forecast Background Report
(housing-by-type forecast)

• In 18 out of 21 municipalities, 
forecasted number of singles / 
semis exceed the number of 
housing units in the DGA if the 
intensification targets are met
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Growth Plan Forecast Background Report 
(housing-by-type forecast)

• The GPF background report states:

• The GPF background report housing-by-type forecast 
was used to distribute population between municipalities

• The inputs did not fully consider the range of local 
circumstances or trends

The housing forecast does not replicate / predict the housing 
mix that would be determined through each municipality's 
APTG conformity work. 
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Determining Housing Mix

... or this?

Do we need 
more of this? ...
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• Focus is to provide for “market 
demand” to the extent possible

• Determined by applying the 
propensity of individuals to 
occupy specific housing types 
to the forecasted 2051 
population

The Use of Historical Propensities 
to Determine Housing Mix



16

• Typically, consultants use historical propensities in their 
calculations 

• Assumes people will make housing choices in the future as 
they have in the past

The Use of Historical Propensities 
to Determine Housing Mix

Will they choose 
the same types 

of housing 
that they did?
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The Use of Historical Propensities 
to Determine Housing Mix

(Region of Waterloo)

• Developer’s market demand forecast for the Region of 
Waterloo 2012 OMB hearing projected 60.9% singles / 
semis from 2006 to 2031 

• Actual construction of singles / semis 2006 to 2021 was 
34.4%
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Why is this happening?
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The Impact of the Aging Population
(Region of Waterloo)

• Boomers in Waterloo are selling their singles in the first five 
years of retirement at a rate 65% higher than the previous 
generation



• In 2016:

• 77,535 singles were owned by people in the Region of 
Waterloo that will be over 80 years of age in 2051

• This represents:

• 68% of all singles that existed in 2016
• 36% of all dwelling units 

• A significant source of singles to meet market demand

• Potential market for alternate forms of housing better 
suited to seniors living
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The Impact of the Aging Population



• In 2016 in the Region of Niagara 

• 72.4% of all dwelling units were owned by people that will 
be over 80 years of age in 2051

• 86.7% were owned by people that will be over 70 years 
of age in 2051
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The Impact of the Aging Population
(Region of Niagara)



• Assuming an even distribution of housing types by age ...

• The owners of 89,770 singles in 2016 will be over 80 
years of age in 2051

• The owners of 107,500 singles in 2016 will be over 70 
years of age in 2051
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The Impact of the Aging Population
(Region of Niagara)



• This represents:

• 68% of all singles that existed in 2016
• 36% of all dwelling units 

• A significant source of singles to meet market demand

• Potential market for alternate forms of housing better 
suited to seniors living
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The Impact of the Aging Population
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Purchases by young 
people were incredibly 
consistent 1986 to 2011
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Significant shift in 
purchasing by younger 
people
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• Propensities need to reflect the future not the past

• Propensities need to take into consideration:

• evolving conditions
• conditions which have only recently arisen
• predictable conditions that may not yet exist 

The Use of Propensities 
to Determine Housing Mix
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Niagara’s Proposed 
Housing Mix

• Huge recycling percentage means you could reduce 
the number of singles / semis by 10% to 15% with 
little risk within a 30 year planning horizon

• Would significantly reduce the need for additional 
land



Too Few Housing Units Being Built ... ?

• Recent reports identify the need for massive amounts of 
additional housing to solve affordability issues

• Based on perceived lack of housing built in the GTAH from 
2016 to 2021 and higher than anticipated population 
increases
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But housing starts INCREASED FASTER than 
population in the GTAH from 2016 to 2021... 
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... and population increases to 2021 
were LESS than forecast



Too Few Housing Units Being Built ... ?

• Recent survey by the Big City Mayors showed 
approximately 250,000 housing units approved by the end 
of 2019 remain un-built

• Extremely complex issue and there is no single answer or 
simple solution



Key takeways

A 30 year timeline provides flexibility in meeting 
population targets

Plan for future conditions under which housing purchasing 
decisions will be made

Many municipalities have enough land and ground related 
housing to last at least to 2041, likely well beyond if they 
focus on intensification first

Construction of seniors focused housing should be 
promoted to facilitate recycling of single family homes



Do you have the right data
for good decision making?  

§ Fiscal analysis- DC’s and 
growth

§ Asset management plan
§ Current Housing data-

household income 
analysis/ market housing 
costs

§ Employment data- vacant 
and underutilized 
properties

§ Climate change plan 
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QUESTIONS 
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Can market supply reduce housing costs? 
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Population growth in Toronto’s census metropolitan area, 
2016 to 2021 New data from Statistics Canada shows 
growth clustered downtown and in the outer suburbs over 
the last five years.



Builders have seen the excess demand for materials add an 
average of $65,000 per home. Labor costs have also increased 
20% over the past two years, keeping up with the excess 
demand. This won’t exactly lower the cost of housing in any 
reasonable timeline. More likely, it drives the cost of housing 
higher in the short run.

Second, most of this 
supply will come to 
completion after 
demand has rolled 
over and the 
millennial-led 
demographic boom 
has peaked, 
saturating the market 
for a long, long time.
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Across the country, the number of private dwellings – which include houses 
and condos – climbed by 5.7 per cent, to 16,284,235, between 2016 and 
2021, the census shows. During the same time period, the country’s 
population expanded by 5.2 per cent, to 36,991,981 people. 

The census showed that one-person households were the most common 
type of household in Canada, surpassing couples with children for the first 
time.
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