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March 25, 2019 
_____________________________________________________________________________________ 
 
SUBJECT:  Royal Orchard Station Area Density Projections 
PREPARED BY:  Sajecki Planning and StrategyCorp 
_____________________________________________________________________________________ 
 
Overview: 

Sajecki Planning and StrategyCorp have reviewed projected densities within the proposed 500 metre 
radius Royal Orchard Station Area. These projections are based on realistic and moderate density 
increases to the existing Markham and Vaughan policy frameworks.  

Conclusions: 

1. Excluding any redevelopment of the Ladies Golf Course, the Station Area can achieve a density 
of 229 people and jobs / ha. This number is based on projections of 17,850 residents and jobs 
within the Station Area.  

2. Including minimal redevelopment of the Ladies Golf Course, the Station Area can achieve a 
density of 263 people and jobs / ha. This number includes 2,750 residents within the Ladies Golf 
Course. Significantly less than the Region’s August 2018 review, which concluded future buildout 
for the golf course of 6,490 residents. 

3. The minimum growth plan target is 200 people and jobs / ha for subway development, of which 
many existing station areas along subway corridors do not presently meet. Both scenarios 
comfortably exceed this target.  

4. Based on assumed saleable net floor area values of $770 to $790 / ft2, lands along Yonge Street 
can generate a residential land value uplift of $4.5 to $4.6 billion. This is a conservative estimate 
that does not include redevelopment of the Ladies Golf Course nor indicate land value uplift for 
non-residential uses. 

Methodology: 

• Land use designations are consistent with those identified in the Markham Official Plan and 
Vaughan’s Yonge Street Corridor Secondary Plan.  

• FSIs have been increased in a context sensitive manner. On the Vaughan side of Yonge FSIs are 
consistent with the Yonge Street Corridor Secondary Plan. FSIs along the Markham side of Yonge 
have been increased and are in the range of 2.0 to 4.5 on the east side of Yonge Street 
(Markham). Stable residential neighbourhoods have not been changed.  

• Assumed people per unit and employee per square foot numbers are based on the 2018 York 
Region Development Charges Background Study. 

• The relationship between FSI categories and building heights are based on comparable FSI rates 
for mid-size municipalities across the GTA including Newmarket, Markham and Vaughan. 
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Figure 1: Building Height and FSI Ranges 

Height 
(storeys) 

Building Type Assumed FSI 

Mid Rise (4-8 storeys) 

4-6 Midrise residential, mixed use with podium at grade 2.0-2.5 

6-8 Midrise residential building, mixed use with podium at grade 2.5-3.0 

High Rise (9+ storeys) 

9-14 Tall residential building, mixed use podium at grade 3.0 

15-20 Tall residential building, with podium at grade 3.5 

20-25 Tall residential building, with podium at grade 4.0 

25-30 Tall residential building, with podium at grade 4.5 
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