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Objectives
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1. Provincial Forecast & Land Needs Assessment results

2. Proposed urban expansion mapping

3. Forecasts by local municipality

4. Integrated Growth Management

5. Next Steps



Province Anticipates York Region to Attract Highest Share of  
Growth in the Greater Toronto and Hamilton Area

3



York Region is Required to Conform to Provincial Plans
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Mandated Provincial Land Needs Assessment Methodology 
is used to determine urban land needs



Growth Plan Sets Key Growth Targets

• Planning to 2051

• Minimum Intensification target of 50%

• Minimum Designated Greenfield Area density target of 50 
residents and jobs per hectare

• Emphasis on "market based" approach
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Key inputs in Provincial Land Needs Assessment 
methodology result in urban expansion needs
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2051 Provincial Land Needs Assessment Results

Need for 1,100 Ha of Employment land
• 345,000 new jobs required

• Growth in knowledge based, transportation/ warehousing industries

• Assumed COVID-19 will not impact long term forecast

• Employment area demand-supply analysis determines land need

Need for 2,300 Ha of Community land
• 276,000 new units required

• Minimum 50% intensification target (138,000 units)

• DGA demand-supply analysis determines need for urban expansion



York Region Well Positioned to Meet 50% Intensification Target 
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Watson identifies that 50% intensification is appropriate



Whitebelt Area Considerations
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Proposed Geography of  Urban Expansion - Southeast
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Municipality
Proposed 

Urban 
Expansion (ha)

Community 
Land (ha)

Employment 
Land (ha)

Markham 1,490 1,270 220

Whitchurch-
Stouffville

375 280 95



Proposed Geography of  Urban Expansion - Southwest
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Municipality
Proposed 

Urban 
Expansion (ha)

Community 
Land (ha)

Employment 
Land (ha)

Vaughan 1,210 500 710

King 80 70 10



Proposed Geography of  Urban Expansion - North
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Municipality
Proposed 

Urban 
Expansion (ha)

Community 
Land (ha)

Employment 
Land (ha)

East 
Gwillimbury 245 180 65



Forecasts by Local Municipality



Proposed Population Forecast by Local Municipality
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Sheet1

																														Average annual growth rate

		Forecast Data as of January 14, 2021																				2,016		24,700

																						2,041		104,700		80,000				5.9%

		Population

																						Rounded								Avg Annual Growth

		Municipality		2016		2021		2026		2031		2036		2041		2046		2051				2016		2051		Growth		Share		Rate						2031		2031 ROP				Difference 2051 and 2931 ROP

		Aurora		57,157		64,252		68,836		72,682		75,797		78,393		82,048		84,943		84,900		57,200		84,900		27,700		3%		1.1%						72,700		70,200				14,700

		East Gwillimbury		24,732		36,549		47,723		59,337		70,864		81,965		93,642		105,062		105,100		24,700		105,100		80,400		9%		4.2%						59,300		86,500				18,600

		Georgina		46,820		49,332		52,923		57,170		61,844		65,741		68,906		71,877		71,900		46,800		71,900		25,100		3%		1.2%						57,200		70,300				1,600

		King		25,269		28,267		31,427		35,269		38,645		42,457		46,484		49,614		49,600		25,300		49,600		24,300		3%		1.9%						35,300		34,900				14,700

		Markham		339,081		351,845		382,501		416,138		455,379		504,470		557,517		619,210		619,200		339,100		619,200		280,100		32%		1.7%						416,100		421,600				197,600

		Newmarket		86,829		90,830		95,023		97,437		100,075		102,694		106,765		110,702		110,700		86,800		110,700		23,900		3%		0.7%						97,400		97,100				13,600

		Richmond Hill		201,048		213,742		231,179		248,528		266,586		282,773		299,933		317,038		317,000		201,000		317,000		116,000		13%		1.3%						248,500		242,200				74,800

		Vaughan		315,709		341,613		367,459		400,952		445,824		490,670		533,960		568,685		568,700		315,700		568,700		253,000		29%		1.7%						401,000		416,600				152,100

		Whitchurch Stouffville		47,268		50,251		54,985		60,289		64,815		68,851		79,400		92,870		92,900		47,300		92,900		45,600		5%		1.9%						60,300		60,600				32,300

		York Region		1,143,913		1,226,683		1,332,055		1,452,434		1,584,847		1,723,382		1,874,246		2,020,000		2,020,000		1,143,900		2,020,000		876,100		100%		1.6%						1,447,800		1,500,000				520,000

																								Vaughan adjusted down

		Employment																						to get to 2.02 million

		Total Employment By Local Municipality by Period

		Note: 2016 and beyond calculation changes to include rural employment

				Aurora		East Gwillimbury		Georgina		King		Markham		Newmarket		Richmond Hill		Vaughan		Whitchurch-Stouffville		York Region

		2006		20,444		5,861		7,969		7,126		143,277		43,308		59,350		163,723		11,255		462,312

		2011		21,929		7,421		7,674		8,179		154,786		42,819		69,325		185,100		12,756		509,989

		2016		27,615		9,537		9,333		9,643		182,199		44,955		78,790		223,329		15,362		600,763

		2021		29,446		10,273		9,868		9,845		193,361		49,003		85,632		240,339		16,885		644,650

		2026		31,878		13,382		11,281		10,699		208,866		50,497		91,253		260,165		18,430		696,453

		2031		34,061		16,662		13,089		11,840		223,932		51,618		96,683		278,502		20,141		746,528

		2036		36,047		21,196		15,241		13,075		241,399		52,772		102,539		297,272		22,244		801,784

		2041		37,817		26,344		17,336		14,415		261,372		54,073		108,689		316,103		24,344		860,494

		2046		39,640		31,651		19,597		15,781		283,593		55,769		115,332		335,413		27,608		924,384

		2051		41,274		37,057		21,883		17,042		307,712		57,485		122,206		353,710		31,631		990,000

										Rounded

				2016		2051		2031		2016		2051		Growth		Share		Avg Annual Growth Rate						2051 Empl		2031 Empl		2031 ROP		Difference 2051 vs 2031 ROP

		Aurora		27,615		41,274		34,061		27,600		41,300		13,700		4%		1.2%						41,300		34,100		34,200		7,100

		East Gwillimbury		9,537		37,057		16,662		9,500		37,100		27,600		7%		4.0%						37,100		16,700		34,400		2,700

		Georgina		9,333		21,883		13,089		9,300		21,900		12,600		3%		2.5%						21,900		13,100		21,200		700

		King		9,643		17,042		11,840		9,700		17,000		7,300		2%		1.6%						17,000		11,800		11,900		5,100

		Markham		182,199		307,712		223,932		182,200		307,700		125,500		32%		1.5%						307,700		223,900		240,400		67,300

		Newmarket		44,955		57,485		51,618		45,000		57,500		12,500		3%		0.7%						57,500		51,600		49,400		8,100

		Richmond Hill		78,790		122,206		96,683		78,800		122,200		43,400		11%		1.3%						122,200		96,700		99,400		22,800

		Vaughan		223,329		353,710		278,502		223,300		353,700		130,400		34%		1.3%						353,700		278,500		266,100		87,600

		Whitchurch Stouffville		15,362		31,631		20,141		15,400		31,600		16,200		4%		2.1%						31,600		20,100		23,000		8,600

		York Region		600,763		990,000		746,528		600,800		990,000		389,200		100%		1.4%						990,000		746,500		780,000		210,000

								King adjusted to get to total

																66%

		LM Forecast Employment by Type

		2016		Aurora		East Gwillimbury		Georgina		King		Markham		Newmarket		Richmond Hill		Vaughan		Whitchurch-Stouffville		York Region

		Major Office		2,272		0		0		0		57,633		2,051		10,717		16,957		412		90,042

		Employment Area		10,514		3,403		28		779		60,881		11,355		28,386		127,835		5,541		248,722

		Population related		14,369		4,446		7,627		3,810		62,021		31,494		39,147		77,306		5,709		245,929

		Rural		460		1,688		1,677		5,054		1,664		55		540		1,231		3,700		16,070

		Total		27,615		9,537		9,333		9,643		182,199		44,955		78,790		223,329		15,362		600,763

		2051

		Major Office		4,246		727		0		395		102,883		6,110		26,566		50,237		1,361		192,524

		Employment Area		17,982		18,808		8,643		4,263		96,001		14,772		35,767		185,879		12,991		395,105		0.4704545567

		Population related		18,580		15,126		11,447		7,017		106,990		36,506		59,247		116,650		12,936		384,499

		Rural		482		2,480		1,810		5,363		1,698		90		612		1,271		4,068		17,872

		Total		41,289		37,141		21,900		17,037		307,572		57,479		122,191		354,036		31,355		990,000

						4

		Growth		Aurora		East Gwillimbury		Georgina		King		Markham		Newmarket		Richmond Hill		Vaughan		Whitchurch-Stouffville		York Region

		Major Office		1,974		727		0		395		45,250		4,059		15,849		33,280		949		102,482

		Employment Area		7,468		15,405		8,615		3,484		35,120		3,417		7,381		58,044		7,450		146,383				2020000

		Population related		4,210		10,680		3,820		3,207		44,969		5,013		20,099		39,344		7,227		138,570				990000

		Rural		22		792		132		309		34		34		72		39		368		1,802				0.4900990099

		Total		13,674		27,604		12,568		7,394		125,373		12,523		43,401		130,707		15,994		389,237

		Growth Shares		Aurora		East Gwillimbury		Georgina		King		Markham		Newmarket		Richmond Hill		Vaughan		Whitchurch-Stouffville		York Region

		Major Office		14%		3%		0%		5%		36%		32%		37%		25%		6%		26%

		Employment Area		55%		56%		69%		47%		28%		27%		17%		44%		47%		38%

		Population related		31%		39%		30%		43%		36%		40%		46%		30%		45%		36%

		Rural		0%		3%		1%		4%		0%		0%		0%		0%		2%		0%

		Total		100%		100%		100%		100%		100%		100%		100%		100%		100%		900%

		Activity Rate

				2016		2051

		Aurora		48%		49%

		East Gwillimbury		39%		35%

		Georgina		20%		30%

		King		38%		34%

		Markham		54%		50%

		Newmarket		52%		52%

		Richmond Hill		39%		39%

		Vaughan		71%		62%

		Whitchurch-Stouffville		32%		34%

		York Region		53%		49%

		Intensification Targets

		Total 2016-2051 Household Growth

		Municipality		Total Unit Growth

				Singles		Semis		Rows		Stacked Rows		Apts		Duplex		Total

		Aurora		3,506		91		1,990		610		3,758		276		10,231

		East Gwillimbury		13,724		1,606		7,015		1,203		1,840		555		25,943

		Georgina		5,784		173		1,166		0		1,492		354		8,970

		King		4,111		77		1,740		254		1,657		218		8,058

		Markham		21,250		2,261		21,223		6,469		44,295		1,221		96,719

		Newmarket		1,385		217		2,412		916		4,943		190		10,062

		Richmond Hill		5,103		899		10,234		2,073		23,713		992		43,014

		Vaughan		19,969		1,883		17,165		4,334		43,727		1,436		88,514

		Whitchurch Stouffville		5,862		397		3,946		1,281		4,813		273		16,571

		York		80,696		7,604		66,891		17,139		130,237		5,514		308,081

		Built Up Area

				Singles		Semis		Rows		Stacked Rows		Apts		Duplex		Total		Rounded

		Aurora		907		11		542		435		2,579		168		4,644		4,600

		East Gwillimbury		37		6		257		0		463		17		780		800

		Georgina		371		16		604		0		1,394		118		2,502		2,500

		King		267		18		861		200		1,402		67		2,814		2,800

		Markham		2,186		367		7,476		1,857		37,565		942		50,393		50,400

		Newmarket		879		91		1,668		916		4,942		168		8,664		8,700

		Richmond Hill		1,960		575		5,270		1,576		22,927		841		33,149		33,100

		Vaughan		1,810		258		6,520		1,971		37,628		942		49,129		49,100

		Whitchurch Stouffville		46		7		786		149		2,491		101		3,579		3,600

		York		8,463		1,349		23,984		7,104		111,392		3,363		155,655		155,600

		Intensification Targets

				Units		2051 Target		2031 ROP Target

		Aurora		4,600		45%		36%

		East Gwillimbury		800		3%		4%

		Georgina		2,500		28%		24%

		King		2,800		35%		15%

		Markham		50,400		52%		51%

		Newmarket		8,700		86%		54%

		Richmond Hill		33,100		77%		51%

		Vaughan		49,100		56%		45%

		Whitchurch-Stouffville		3,600		22%		10%

		York		155,600		51%		40%
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		Municipality		2016		2051		2031 ROP

		Aurora		57200		84900		70200

		East Gwillimbury		24700		105100		86500

		Georgina		46800		71900		70300

		King		25300		49600		34900

		Markham		339100		619200		421600

		Newmarket		86800		110700		97100

		Richmond Hill		201000		317000		242200

		Vaughan		315700		568700		416600

		Whitchurch Stouffville		47300		92900		60600

		York Region		1143913.15563268		2020000		1500000
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Proposed Employment Forecast by Local Municipality
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Markham Historical and Proposed Population Growth by
10-year period
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Population and Employment Growth Considerations - Markham
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• Strong potential for intensification
• Markham Centre, Langstaff Gateway, and 21 other Major Transit 

Station Areas

• Yonge North Subway Extension in 2030

• Significant amount of urban expansion identified
• Lower infrastructure cost and higher certainty than elsewhere

• Average density of 70 people/jobs proposed across the 
Markham Designated Greenfield Area

• Anticipated growth in knowledge-based sectors expected to 
drive growth in major office

• Future employment area important in maintaining City's 
activity rate



Integrated Growth Management



York Region is Entering a Mature Stage of  Growth

• Significant investments in infrastructure have been made

• Experiencing a lower rate of growth

• Fiscal Strategy was put in place to manage debt

• An estimated $11.6B in new infrastructure is required to 2051

• Managing debt and borrowing capacity for next generation of 
infrastructure

19

Phasing growth and infrastructure will be 
key to mitigate risk
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Transit Investment will be Key to Support 2051 Growth

• $5.6B Yonge-North Subway Extension

• $5.4B investment required in unfunded bus rapid transit 
infrastructure 

Bus Rapid Transit Project Preliminary Estimated Cost ($M)
Highway 7 East $437
Highway 7 West $297
Yonge Street (Central York) $713
Yonge Street (North) $184
Major MacKenzie Drive $1,250
Jane Street $313
Leslie Street $470
Other future BRT $1,690

Funding from Senior levels of government is
essential to service growth



21

Phasing Policies needed in the Regional Official Plan

• Magnitude of growth to 2051 - cannot happen everywhere at 
once

• Growth in new areas is dependent on major infrastructure 
projects

• Phasing ensures urban expansion is aligned with planned 
infrastructure delivery and actual growth

• Possible approaches include:
• Policy driven, local municipal implementation  

• Designation driven, Regional implementation



• Policy driven, local municipal implementation
• Strengthen phasing requirements for local municipalities

• Designation driven, Regional implementation
• Urban expansion areas released in phases

• Prioritizing areas with lower per capita costs, more certainty, and greater 
potential return on investment

• Tying the timing of release of new growth areas to population thresholds 
and/or a sustained intensification rate of 50%

22

Potential Approaches to Phasing in the Regional Official Plan



Next Steps

23

• Consultation – Spring/Summer 2021

• Local municipalities

• Public

• Development industry

• Policy Directions Report III (including additional direction 
on phasing)

• Draft Regional Official Plan – Targeted for Fall 2021

• Master Plans and Development Charges Bylaw update –
2021/2022
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