
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 . . .



5

Population Forecasts

Growth Plan Forecasts

• Population and employment 
forecasts to 2051

• Reviewed every five years

• Based on distribution of GGH 
wide housing-by-type forecast 

• Adjusted migration patterns

Ministry of Finance Projections

• Population projections to 
2046

• Reviewed annually

• Use standard forecasting 
inputs

• Standard migration 
assumptions
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Population Forecasts
(Region of York)

Growth Plan 
Forecast (2020 F)

(Population)

1,882,000

2,021,000*

Forecast
Year

2046

2051

Ministry of Finance 
Projection (2021 P)

(Population)

1,624,000

1,707,500*

* Extrapolated from 
2046 projection

* Required to be
used for MCR  
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Population Forecasts
(Variation GP to MOF - Region of York)

Growth Plan 
Forecast
(Population)

- 13,000

+ 213,000

+ 312,500

Ministry of Finance 
Projection

(Population)

13,000

- 213,000

- 312,500*

Forecast
Year

(GPF Year)                 (MFP Year)

(2013)   2031   (2012)

(2013)   2041 (2019)

(2020)   2051 (2021)

* Extrapolated from 
2046 projection
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Housing Mix
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Region of York 
2006 to 2020 Building Permit Activity
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Region of York 
2016 to 2051 MCR Proposed Housing Mix
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The Impact of the Aging Population
(Region of Waterloo)

• In 2016:

• 77,535 singles were owned by people who will be over 80 
years of age in 2051

• 65% higher than comparable data from 1996

• Represents:

• 68% of all singles that existed in 2016
• 36% of all dwelling units 
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The Impact of the Aging Population
(York – Over 80 Years of Age in 2051)
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The Impact of the Aging Population
(Region of Waterloo)

• As of 2016, Boomers in Waterloo were selling their singles in the 
first five years of retirement at a rate 65% higher than the 
previous generation

• This brings into play owners of singles who will be over 70 in 
2051 – 99,965 singles (88% of all singles in 2016)

• Approximately 17,500 new singles have been built since 2006
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The Impact of the Aging Population
(York – Over 70 Years of Age in 2051)
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The Impact of the Aging Population

• 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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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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Intensification
(Proposing 50% intensification)

“An intensification rate of 50% is consistent with what the 
market has been delivering on a sustained basis since 2006.” 
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Region of York 
2006 to 2020 Building Permit Activity
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Greenfield Densities
(Proposing 60 density)

“As illustrated in the June 2020 Planning for Density in New 
Communities report, recently built communities in the Region’s 
designated greenfield area are achieving an average of 62 people 
and jobs per hectare.” 



Designated Greenfield Area Densities

• The DGA density targets in current OPs are calculated differently 
than density targets under the 2019 GP 

60 density (2019 GP) = about 50 to 52 density (2006 GP)

75 current density (2006 GP) = about 83 to 85 (2019 GP)

• Using minimum DGA density targets that are easily exceeded 
brings in more land than required
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Use of the 2051 Planning Horizon

• Minimizes impacts of under-
forecasted growth

• Can be used to mitigate risk 
associated with bold change 
such as freezing urban 
boundaries

25



26

Required 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 of six 
years (20%)?

Anticipated extensions to 
planning horizon

2031 2041
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2021 2031 2041 2051 2061 2071

Use of the 2051 Planning Horizon
(opportunities for any required course adjustments – 2031 MCR) 

14 years

10 year
extension of the 
planning horizon

30 Year Planning Horizon

Potential DGA 
shortage of six 
years (20%)?

Even if you did nothing to resolve the actual problem, you would still have 
24 years of land supply after the 2031 MCR



“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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Key Takeaways

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 to last at least to 2041, 
and likely well beyond, if they focus on intensification

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 

31





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



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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Planning for a designated greenfield area density target of 60 people and 
jobs per hectare reflects what the market is delivering and allows for more 
accurate infrastructure planning

An intensification rate of 50% is consistent with what the market has been 
delivering on a sustained basis since 2006. 

As illustrated in the June 2020 Planning for Density in New 
Communities report, recently built communities in the Region’s 
designated greenfield area are achieving an average of 62 people and 
jobs per hectare. 

The current Regional Official Plan requires a density of 70 
residents and jobs per hectare for New Community Areas. 


