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1. INTRODUCTION

This report presents long-term growth forecasts for the Greater
Golden Horseshoe (GGH) and its constituent upper- and single-
tier municipalities. The forecasts form part of a review of
population and employment forecasts contained in Schedule 3 of
the Provincial plan A Place to Grow: Growth Plan for the Greater
Golden Horseshoe, 2019 (A Place to Grow or APTG).!

A. PURPOSE AND CONTEXT OF REVIEW

For the last 15 years, the Government of Ontario has been
implementing policy changes that will fundamentally affect the
way in which the GGH will develop. A key component of the
changes is A Place to Grow which, together with other provincial
plans, sets the framework for planning and managing growth in
the region. Conformity with A Place to Grow is a statutory
requirement and municipalities in the GGH have revised land
use, housing, employment, infrastructure, and financial plans
accordingly. Much of the key supporting infrastructure for A
Place to Grow is in advanced planning or under construction.
The effects of A Place to Grow are becoming evident in the form

of development that is currently taking shape.

A Place to Grow is subject to periodic reviews. A key part of the
review procedure is to update the forecasts in Schedule 3. In
this way, A Place to Grow can continue to reflect the latest
economic and demographic data, Provincial long-term planning

documents and projections, market conditions, and the “on the

I References to A Place to Grow include its predecessor plans, the Growth Plan
for the Greater Golden Horseshoe (2006 and 2017).
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ground” reality of municipal land use, infrastructure, and
financial planning. This report forms part of the Schedule 3

review initiated in 2019.

A Place to Grow directs that the review of Schedule 3 forecasts
be done in consultation with municipalities. This report draws on
feedback and discussions with two Provincially sponsored
stakeholder groups: an Advisory Group, which was consulted
primarily on Schedule 3 policy and implementation matters; and
a Technical Group, whose focus was the forecast methodology
and assumptions. Municipalities listed in Schedule 3 were

represented at both groups.

The forecasts are based on a 35-year time horizon, from 2016 to
2051. The area covered by the forecasts is the GGH as shown in
Schedule 1 of A Place to Grow. Two broad regions within the
GGH are defined (see Figure 1):

= The Greater Toronto Area and Hamilton (GTAH),
incorporating the Cities of Toronto and Hamilton and the
Regions of Halton, Peel, York, and Durham; and

=  The Outer Ring, surrounding the GTAH, containing the
Regions of Niagara and Waterloo, the Counties of
Northumberland, Peterborough, Simcoe, Dufferin,
Wellington, Brant, and Haldimand, and the Cities of
Peterborough, Kawartha Lakes, Barrie, Orillia, Guelph, and
Brantford.
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Figure 1 — Greater Golden Horseshoe A Place to Grow Area
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After this introduction, this report is divided into two sections:

= Section Il discusses the economic, social, and demographic

basis of the forecasts, with a focus on changes that have

occurred since 2012 that influence the forecast results.

= Section Ill contains a summary of the forecast methodology

and assumptions and presents the updated forecasts.

Text boxes interspersed throughout the report address specific

forecast issues.
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How Are Aboriginal People Reflected in the Forecast?

Statistics Canada establishes Census Divisions that
correspond to the Regions, Cities of Toronto and Hamilton,
and geographic counties incorporating municipal counties
and separated cities. For data collection purposes, Statistics
Canada includes each First Nations reserve in a Census
Division and treats it as a Census Subdivision, in a similar
way to a local municipality. The Province has no jurisdiction
over land use planning or growth forecasting within First
Nations reserves and the GGH A Place to Grow Area does

not include First Nations reserve lands (see Figure 1).

The forecasts in this report do not therefore include those
people who reside on First Nations reserves. These
populations have been subtracted from the Census Division
base populations. In this way, the forecasts only account for
the population and employment located within the GGH A
Place to Grow Area. Aboriginal people who live off reserve
and within municipalities in the GGH are accounted for in the

forecasts.

Most reserve populations are relatively small. However, the
population of the Six Nations and New Credit Reserves is a
significant portion of the Brant Census Division population

base.
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B. 2012 GGH FORECASTS ARE LARGELY ON TRACK

The Schedule 3 forecasts in the original Growth Plan for the
Greater Golden Horseshoe, 2006, were based on forecasts
published in 7he Growth Outlook for the Greater Golden
Horseshoe (2005) and updated in Greater Golden Horseshoe
Growth Forecasts to 2041 (2012, including Technical Addendum,
2013). This report represents an update to the work contained in
these reports and, as such, contains much of the same structure

and content.

Generally, data released from Statistics Canada’s Annual
Demographic Estimates and monthly Labour Force Survey
reinforce the overall growth outlook anticipated in 2012 and
demonstrate that the Schedule 3 population and employment
forecasts completed in 2012 remain on track up to 2019 (see
Figure 2):

= 2019 population estimates for the GTAH, Outer Ring, and
GGH are within 1% of the 2012 forecasts.

= |nthe GTAH, the 2012 population forecasts were lower for
Peel and Toronto than the 2019 Statistics Canada data
estimates and higher for York, Durham, Halton, and

Hamilton.

= The only significant divergence between the 2012 population
forecasts for the Outer Ring and the 2019 Statistics Canada
estimates is in Barrie, where development of lands annexed
to the south of the City in 2010 has been unexpectedly
delayed. The forecasts in this report assume that, over and
above COVID-19 impacts, short-term growth in Barrie will

accelerate to compensate for this “delayed” growth.

: HEMSON_I

The 2012 Schedule 3 forecasts projected similar
employment growth across the GGH to 2019 to what actually
occurred. The difference between the estimated total
employment for the GGH in 2019 and the 2012 forecasts for
2019, about 2%, is largely attributable to an overestimate of

the 2011 employment base.

In the GTAH, the 2012 Schedule 3 forecasts underestimated
the amount of employment growth in the City of Toronto,
particularly in downtown major offices and employment
areas. Conversely, the 2012 forecasts assumed higher
employment growth in other parts of the GTAH than what

took place.

Employment growth has been somewhat less robust in the
Outer Ring than anticipated by the 2012 Schedule 3
forecasts, particularly in the Regions of Niagara and
Waterloo and Cities of Barrie and Brantford. In Barrie and
Brantford’s case, the development of employment lands
annexed from the Counties of Simcoe and Brant respectively

have not proceeded as quickly as anticipated.

Overall, it is noted that Labour Force Survey growth

estimates in the Outer Ring are more volatile.
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Figure 2 - 2012 Forecast Population in 2019 vs. 2019 Estimates C. MULTIPLE DATA SOURCES ARE USED, BUT NO

Municipality Population (000s) | Employment (000s) AMOUNT OF DATA OR ANALYSIS CAN ASSURE
| 2012 | 2019 | Diff. | 2012 | 2019 | Dif. KNOWLEDGE OF THE FUTURE

Durham 737, 697 -6% 287 239 -20%
York 1276 1181 -8% 655 593 -10% The forecasts in this report are based on data available as of
Toronto 2931 2966 1% 1600 1,729 7% March 2020, including data from Statistics Canada’s Census of
Peel 1516 1,542 29, 777 750 -4% 2016 and subsequent Annual Demographic Estimates reports for
Halton 616/ 596 -3% 314 283 -11% Canada, the Provinces, and sub-Provincial areas (to 2020).
Hamilton 588 574 -2% 265 241 -10% Statistics Canada building permit data and housing data
GTAH 7,665 7,557 -1% 3,897 3,835 -2% provided by the Canadian Mortgage Housing Corporation, mainly
Northumberland 90 90 0% 34 33 -4% related to new housing and types of housing as well as semi-
Peterborough Co. 63 60 -5% 17 17 -3% annual rental surveys of vacancy rates, are also important
Peterborough City 89 86 -3% 48 48  -1% sources.
Kawartha Lakes 82 8l -1% 27 27 -1%
Simcoe 333 344 39% 118 120 1% The forecast methodology has been refined in order to improve
Barrie 166 149 -11% 84 77 9% precision and integrate more closely with the Ministry of
Orillia 35 33 -6% 20 19  -6% Finance's Ontario Population Projections, 2018-2046 (Summer
Dufferin 66 68 3% 26 26 0% 2019). Forecast assumptions have also been updated based on
Wellington 97 98 1% 43 41 -4% an analysis of recently released economic and demographic
Guelph 149 143 -4% 83 84 2% data, Provincial long-term planning documents, and feedback
Waterloo 603 595 -1% 311 295  -5% from the Advisory and Technical Groups.
Brant 40 38 -4% 17 16 -4%
Brantford 1100 105 -5% 53 48 -10% The effects of the COVID-19 pandemic on the forecasts are
Haldimand 49 50 29, 20 19 -7% discussed in the textbox overleaf.
Niagara 475, 479 1% 215 189 -14%
OUTER RING 2,444 2,420 -1% 1,115 1,058 -5%
TOTAL GGH 10,108 9,977 -1% 5,012 4,893 -2%

Source: A Place to Grow, Schedule 3; Annual Demographic Estimates 2020; 2019 Census definition of
employment estimated based on 2016 Census, Labour Force Survey, and municipal employment

surveys.
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Impact of COVID-19 on GGH Economic Outlook

This report was prepared in the midst of the COVID-19
pandemic, which will be the most severe shock to Ontario’s
economy since the Great Depression. The immediate impacts of
the crisis in the GGH are substantial: reduced population growth
because of curtailed migration while travel is limited, as well as
enormous fiscal pressures on all levels of government. The
Ontario Government’s coronavirus spending, coupled with
efforts to maintain service levels, will contribute to a projected
$41 billion budget deficit for the 2020/21 fiscal year (Financial
Accountability Office of Ontario, May 11). Federally, the cost of
COVID-19 support programs, $252 billion and rising fast, will
generate the largest peacetime deficits ever (Parliamentary
Budget Officer, May 13). Municipalities, which provide most of
the infrastructure and services required to accommodate the
growth forecast in this report, are experiencing significant
shortfalls in fee revenue, from transit fares, to development

charges, to rents from community housing.

In terms of employment, Statistics Canada’s May 2020 Labour
Force Survey recorded an increase in nationwide unemployment
from 5.6% to 13.7% between February and May, with a national
loss of more than 3 million jobs; 627,400 job losses in the
Toronto Census Metropolitan Area alone. The survey was
conducted during the week of May 10 to May 16, when Ontario
was in a state of emergency and non-essential businesses were
closed. Importantly, the unemployment rate underestimates the
effects on employment and income as the figures do not account
for the many people who during the lockdown period became

unemployed and were not actively looking for work or who had a

job but worked severely reduced hours or no hours at all. The
total hours worked in Ontario fell by 29% from February to April,
including a 66% decline in the Accommodation and Food sector.
The cumulative effect of this lost productivity and income is

enormous and is being felt in all economic sectors.

The forecasts in this report were originally premised on the total
GGH population being consistent with the Ministry of Finance
Population Projections through the forecast period. With COVID-
19, the forecasts assume a reduction in expected GGH
population growth of about 110,000 (13% of 2016-2021 growth)
relative to the Ministry’s projections for 2021. The forecast also
assumes a 15% decline in total GGH employment Q2 2020,
assumed to be the recession low point, with about three-
quarters of the lost jobs returning by Census Day 2021.

The long-term effects of the pandemic are very uncertain (see
p.20). Economically, observers are at odds about how quickly
production and employment will rebound. There are numerous
reports of significant longer-term economic consequences to
some industries, firms and individuals. Nevertheless, the long-
term economic outlook for the GGH remains positive. The region
will continue to be attractive to newcomers, mainly international
migrants, the primary source of population growth in the GTAH.
Although the GGH population will be older in 2051, the rate of
aging will be slower than in other regions allowing for high levels
of labour force participation supporting strong economic growth.
These assumptions are consistent with the Ministry of Finance’s
Ontario’s Long-Term Report on the Economy, 2017, which
remains a sound outlook, albeit with a significant unanticipated

pause.

: HEMSON_I
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2. Economic, DEMOGRAPHIC, SOCIAL AND ENVIRONMENTAL

CONDITIONS IN THE GGH

This section discusses assumptions about future economic and
demographic trends in the GGH. A complete list of forecast

assumptions is provided in Appendix A.

A. GGH PRIMED FOR CONTINUED RAPID LONG-TERM
GROWTH WITH POPULATION AND ECONOMIC
GROWTH CLOSELY LINKED

It is important for the accuracy and credibility of the forecasts

that assumptions be made about the economic future of Ontario.

Notwithstanding the current pandemic situation, the economic

outlook assumes that:

=  Most demographic, social, and economic change after
COVID-19 restrictions are lifted will be gradual across the

overall geographic and population base.

= |n general, both the GTAH and Outer Ring are anticipated to
experience rates of long-term economic growth sufficient to
absorb the expanding labour force created through

migration.

= Economic output is anticipated to continue to grow over the
long-term, with associated growth in employment and

income.

= The GTAH is anticipated to remain the primary economic
engine of Ontario and will continue to stimulate economic

growth in surrounding urban centres.
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=  Recognizing the cyclical nature of the economy, as well as
the current COVID-19 crisis, the long-term outlook is for the

GGH economy to maintain a level of relative prosperity.

These assumptions are consistent with “A Vision for the Greater
Golden Horseshoe” in Section 1.2 of A Place to Grow. The Vision
states that the GGH will continue to be a great place to live in
the coming decades, its communities being supported by a
strong economy, a cleaner natural environment, transit
supportive “complete communities” with protected employment
zones, and a greater amount and variety of housing. The GGH
economy will continue to evolve into a global economic
powerhouse and its residents will enjoy a high standard of living

and an exceptional quality of life.

The forecast assumptions are inter-dependent and are
developed with reference to this general economic outlook. Both
the population forecast and the employment forecast are jointly

rooted in these assumptions.

B. GGH EXPANSION IS GENERATING A ROBUST
ECONOMY THAT IS INCREASINGLY DIVERSE

Notwithstanding the challenges of forecasting employment (see
p.8), the location of employment in the GGH’s rapidly growing
and increasingly diverse economy will continue to be shaped by
well-established trends, some of which have accelerated in

recent years. These include:

Economic, Demographic, Social and Environmental Conditions in the GGH | 6



Robust employment growth in most economic sectors, with
the exception of primary industries, manufacturing, and
some information services, such as print media (see Figure
3).

The ongoing development of a “knowledge economy” based
on 5G information and intellectual capital, evidenced by
growth in finance, professional, scientific, and technical

services as well as many technology-related activities in all

= A gradual shift away from employment in goods production, economic sectors. These sectors require increasingly highly

. L . skilled labour and tend to cluster near academic institutions
including in the manufacturing sector, towards employment

in services, continuing a decades-long trend (see Figure 3). throughout the GGH, in major downtown core locations, and

in some suburban business parks.

= |ncreased substitution of labour with technological

. . L .
innovation such as robotics and artificial intelligence. The A continued rise in alternative types of work arrangements,

effects of automation have been felt for decades but are with more contract, short-term, and part-time terms of

increasingly apparent in all economic sectors, particularly in employment often leading to regularly changing workplace

. . . | i i .
manufacturing, trade, and transportation and warehousing. ocations and commuting patterns

Importantly, job losses in these sectors do not necessarily =  The rapidly changing way in which office space is being

translate into lower economic output. Nor do they result in used, through increased mixing of different work activities,

overall job losses in the economy. office sharing, and automation (see also p.20).

= |ncreasingly diverse economic activity on land designated for = Anincrease in work unassociated with physical space,

employment uses (employment areas), even where original including occasional working from home and online

industries have ended operations. Many fast growing businesses. Working from home arrangements may be

economic sectors, whether goods producing sectors such as further accelerated in light of the experience of COVID-19

construction, or sectors that handle and distribute goods restrictions (see p.20).

holesal i housi logisti . . .
(wholesale trade, transportation, warehousing, logistics) or These trends are important to understand in assessing the long-

provide “high tech” or support services (such as term structural changes to the GGH economy and the overall

professional, scientific, technical, and administrative geography of employment. Recognizing that individual economic

services), are choosing to operate out of single store . e . .
) g P g y sectors, and certainly specific industries, can undergo dramatic

facilities on large, segregated industrial or business park change in a short space of time, the effects of these broader

ites. hi - i i ff j .
sites. Such land-extensive sites offer easy access to major structural changes are assumed to be gradual over the time

transportation routes, the opportunity to build large horizon to 2051.

buildings for storing goods and equipment, and the

necessary road design for turning and unloading trucks.
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Forecasting Employment in the GGH is a Challenge

Preparing a forecast of GGH employment is a challenge, as the
region is fast growing, diverse, and constantly undergoing
structural change. A complicating factor is a forecast time
horizon that is a generation in length, during which there will
inevitably be swings of growth and decline, and likely a
significant recession or two. As well, although information on
jobs, employment land, and non-residential building space has
improved, data sources remain inconsistent and are not always
complete for the entire GGH. As a result, employment growth,
especially for individual GGH municipalities, is inherently less

predictable and more volatile than population growth.

The GGH forecasts adopt the Census definition of employment
by place of work: they record where people work rather than

their place of residence. This definition is problematic because:

=  Anyone employed on Census day or who was employed in
the first week of May prior to Census day is counted as
employed by the Census. However, for place of work
purposes, the Census counts employment based on the

previous 5 months from May 1% prior to Census day.

=  For each person reporting employment, a total of one job is
counted by the Census, whether that person is full-time,
part-time, or holds multiple jobs. To the extent that people
hold more than one job, the Census therefore under-
represents the total number of jobs. Also, because Census
employment does not distinguish between full-time and

part-time jobs (as well as the part-time jobs of students),

total employment may be greater than employment counts

for other purposes.

The Census does not count jobs associated with the Census
“undercount”, i.e. those people that are missed in the
Census, or counted twice, or otherwise should not have
been counted. On the other hand, the Labour Force Survey
applies to the “total” population, with the undercount, and it
excludes full-time students, whether they are working or

not.

Key sources on local employment patterns, including the
spatial arrangement of employment, are municipal
employment surveys. These surveys track employment in
local businesses. As such, unlike the Census, they count two
jobs if a person has two jobs and tend to undercount jobs in
the construction sector, jobs with no fixed place of work,
and jobs done by people who work at home on a full-time
basis. Because they are typically undertaken in the summer
months they also generally count seasonal jobs missed by
the Census. A final complication is that, because municipal
employment surveys are not coordinated across the GGH,

their scope, content, and quality varies considerably.

HEMSONI Economic, Demographic, Social and Environmental Conditions in the GGH | 8
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Figure 3 - Change in Employed Labour Force, GGH 2009 - 2019
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Source: Statistics Canada, Table 14-10-0097-01, Employment by industry, 3 month moving average,

unadjusted for seasonality, Census Metropolitan Areas.

C. LOW FERTILITY AND AN AGING POPULATION MEAN
NATURAL INCREASE IS LESS AND LESS IMPORTANT
FOR GROWTH

Recent data indicates that fertility rates are lower and life
expectancy shorter than was projected in the 2012 Schedule 3
forecasts. Notwithstanding these changes, immigration will
continue to be the main driver of growth in the GGH. Immigration

to Ontario has risen sharply in recent years.

i. Fertility is Falling

Fertility rates measure the average number of children born per
woman by the age of mother in a given year. They are usually
expressed as the total fertility rate, which represents the
average number of children to be born to a woman if current

fertility rates prevail over her reproductive life.

: HEMSON.I

The 2012 forecasts assumed a gradual rise in fertility rates,
consistent with the rise in fertility observed from 2001 to 2007.
This assumption was predicated on fertility rates of women in
their 20s stabilizing and the fertility of women in their 30s and
40s increasing. It mirrored the then Ministry of Finance
projections which assumed a gradual increase in the total
fertility rate for the GGH from 1.58 to 1.65 by 2036.

What has instead occurred since 2007 is a gradual decline in the
GGH total fertility rate to 1.48 in 2016, not far above the low
point of 1.46 reached in 2000.

Inits 2019 Population Projections the Ministry of Finance
projects a gradual decrease in the total fertility rate for the GGH
from 1.46 to 1.43 by 2031 before increasing to 1.51 by 2046.

These rates have been adopted as part of the forecast update.

Figure 4 - Total Fertility Rate in Ontario, 1979 - 2051
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ii. Life Expectancy Rising More Slowly than in 2012

Life expectancy has risen more slowly than anticipated in the
2012 Schedule 3 forecasts. In Ontario, life expectancy at birth
has increased by approximately 1.9 years over the past decade,
with that of men increasing at a faster pace than women. As a
result, the life expectancy gap between men and women is
narrowing. The increase in life expectancy is largely attributable
to seniors becoming healthier and to improved medical
treatment.

The 2012 forecasts assumed that life expectancy in Ontario
would steadily increase to 2036, with males achieving a life
expectancy at birth of 85.3 years and females 87.8 years by that
date. The Ministry of Finance now projects lower life
expectancy, particularly for males: 84.3 years for males and 87.2
years for females in 2036; increasing to 86.7 years for males and
88.9 years for females in 2051. These assumptions have been
adopted as part of the forecast update (see Figure 5).

Figure 5 - Life Expectancy in Ontario, 1979 - 2051
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D. MIGRATION RESPONSIBLE FOR MOST GGH GROWTH
AND IMMIGRATION HAS CREATED THE RECENT
GROWTH “SPIKE”

Migration is a key component of the forecasts as most growth in
the GGH arises from migration. Lower fertility and shorter life
expectancy than anticipated in 2012 means that migration will

be increasingly important to the region’s growth prospects.

In the GTAH, growth from migration mainly takes the form of
immigration. The largest component of growth in the Outer Ring

is in-migration from the GTAH.

i. Immigration Fuels Growth in GGH and GTAH

Immigration is set annually by the Federal Government. The
immigration target for 2019 was 330,800, with a plan for 341,000
in 2020 and 350,000 in 2021. This represents a significant
increase from the target range of 240,000 to 265,000 in 2012,
when the previous Schedule 3 forecasts were completed. Actual
immigration levels tend to fluctuate from year to year, mostly
due to administrative matters such as background clearing,
processing capacity, and temporary refugee programs. Since
2015, immigration to Canada and Ontario has risen dramatically
(see Figure 6).
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Figure 6 - Immigration to Canada by Province, 1991 - 2019

350

300

250

200

150

100

50

0

1991-92 M I —
2018-19 M

| | -
o 00
P P
N ™~
N I
o a
- -

M Rest of Canada

1993-94 M I
1994-95 M I
1995-96 N S —
1996-97 N I —
1998-99 N S

1999-00 B N

2017-18  mm—

-
—
Q
<}
S
S
o~

Alberta

2001-02 W ——
2002-03 B S —
2003-04 o E——————
2004-05 M E——

| |
©
Q
A
o
S
I

B Quebec

2006-07 o
2007-08 M E————
2008-09 M E———
2009-10 M

—
—
o
—
o
o~

M British Columbia

2011-12 I
2012-13 M
2013-14 w=m .
2014-15  m——— - ——

2015-16 -

2016-17 w— _—— E—

M Ontario

The GTAH’s share of GGH immigration has been steady for
25 years, at about 93%, and its attraction as a major
immigrant destination is expected to continue with a similar
average forecast share of GGH immigration over the period
to 2051 (see Figure 7).

Within the GTAH, the forecast assumes an increasing share
of immigrants to Ontario settling in the Regional

Municipalities, particularly Peel.

Figure 7 - Net International Migration to GTAH, 1996 - 2051

Source: Hemson Consulting Ltd. based on Statistics Canada data

The

GGH forecasts assume that immigration continues to be the

most important component of growth in the GTAH. This is

consistent with the Ministry of Finance's Population Projections.

The
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outlook for immigration assumes that:

Ontario’s share of Canada’s total immigration, which rose
from 36% in 2016/17 to 44% in 2018/19, due mainly to the
introduction of the Express Entry system for skilled workers
in 2015, will slow somewhat to 2026 before stabilizing for

the remainder of the forecast period.

Notwithstanding short-term COVID-19 impacts, the actual
number of immigrants to the GGH is forecast to increase in

line with increased national immigration targets.

The forecast assumes the GGH share of Ontario immigration
to be about 88% over the forecast period; this contrasts with
an 89% share in the 2012 forecasts.
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The Regions of Waterloo and Niagara and the Wellington
Census Division (Wellington County and City of Guelph)
remain the only areas in the Outer Ring where immigration is

a significant component of growth.
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Figure 8 - Net International Migration to Outer Ring, 1996 - 2051
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Source: Statistics Canada Annual Demographic Estimates (historical); Hemson Consulting (forecast)

ii. Inter-Provincial Migration In GGH Balances In- and
Out-Flows

Inter-provincial migration — the movement of people between
provinces — is highly variable and depends largely on the
relative economic opportunity between different parts of the
country. After a decade of relatively high inter-provincial out-
migration, mostly to Western Canada, Ontario and the GGH have
in recent years experienced in-migration from all parts of the

country including, most recently, Alberta (see Figure 9).

The collapse in oil prices, together with a gradual move away
from dependency on fossil fuels, has already sparked discussion
about the potential restructuring of provincial economies that
are heavily reliant on fossil fuel extraction—principally Alberta,
but also to a lesser extent Saskatchewan and Newfoundland.
Ontario and the GGH, with an economy that is already diverse,

well established, and an attractive location for migrants, will

: HEMSON.I

likely benefit during periods of economic transition in other parts

of Canada.

Overall, the long-term expectation for the GGH is for net inter-
provincial migration in Ontario to fall to a level more in line with
the historical average with in-flows generally balancing out-
flows. This reflects the assumption that at present Ontario’s
economy is unusually robust relative to other provinces and that
economic difficulties elsewhere are, in many respects, part of

the regular economic cycle.

This assumption is consistent with the Ministry of Finance

Population Projections.

Figure 9 - Net Inter-Provincial Migration to GGH, 1996 - 2051
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Ontario Has Become Highly Attractive to International
Students

Non-permanent residents (NPRs) from another country
who had a work or study permit, or who were refugee
claimants at the time of the Census, as well as family
members living with them in Canada, are counted in the
Census. As such, NPRs are included in the base population

for all data used in the Schedule 3 forecasts, such as

households, housing and labour force activity. Prior to 2013,
the NPR population in Ontario had never exceeded 300,000;

it is currently about 580,000.

Much of the recent growth in NPRs is due to international
students and their families settling in the GGH. Canada’s
stable immigration system, which offers an easy pathway
to employment and permanent residency after graduation,
together with successful recruiting strategies by public and
private colleges and universities, have made the GGH very
attractive for international students. Although the majority
of these students become permanent residents,

information about where they ultimately settle is limited.

Consistent with the Ministry of Finance Population
Projections, the Schedule 3 forecasts assume that the
number of NPR students will remain high even as the rate
of NPR student growth slows. It remains to be seen how
the COVID-19 crisis will affect long-term international

student enrollment.

iii. Intra-Provincial Migration Fuels Growth in Outer Ring

Migration remains by far the largest component of population
growth in the Outer Ring (see Figure 10). Most in-migration to
the OQuter Ring originates in the GTAH and this pattern is

anticipated to continue to 2051.

The high intra-provincial in-migration, coupled with a high
degree of commuting between the GTAH and Outer Ring, is a
strong indicator that the GGH functions as a single economic
region. This is a pattern common to other metropolitan regions
worldwide. Fundamental to the Schedule 3 forecasts is the
assumption, expressed in the intra-provincial migration patterns,
that the integration of the GGH as a single economic region will

increase over the forecast period.

Figure 10 - Population Growth in Outer Ring, 1996 - 2051
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Ultimately, large migration movements to the GGH and within
the region will shape the distribution of population for the next

30 years (see Figure 11).
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Figure 11 — Net Migration in GGH, 2016 - 2051
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E. HOUSEHOLD FORMATION, HOUSING CHOICE, AND
LABOUR FORCE GROWTH ARE ALL CLOSELY
RELATED TO POPULATION AGE STRUCTURE

The amount and type of housing needed in the GGH is strongly
related to the population age structure; an older population

forms more households than a younger population. The GGH’s
labour force is also closely tied to age structure as the primary

determinant of the size and availability of labour is the size of

: HEMSON_I

the working age population between about 20 and 65 years of

age.

Figure 12 compares the population age structure in the GGH in
1986, 2016, and 2051.

The dominant age groups identifiable in 1986 and 2016 are the
Baby Boom generation (generally born 1946-1966) and Baby
Boom Echo (or Millennial) generation (generally born 1981-
1996). By 2051, the population of the GGH will be more evenly
distributed as these generations become subsumed into the
overall age structure. The “flatter” age distribution by 2051 can

be attributed to several factors:

=  The dominant age group in 1986 and 2016, the Baby Boom,

will have surpassed the average age of life expectancy.

=  The Millennial generation is relatively small compared to the
Boomers and their impact on the overall age structure will

therefore be much less pronounced.

=  The inflow of younger, family-forming immigrants, including
international students, will continue to bolster the ranks of

the working age population.

Despite the narrowing life expectancy gap between males and
females, the still-higher life expectancy for females will mean
that there will continue to be more females than males amongst
seniors. The share of women among seniors (65+) is expected

to decline slightly over the forecast period to 2051.

Although the GGH will have an older population overall by 2051,
there will still be a significant proportion of the population below
50. In many other parts of Canada and the developed world, an
inverse age structure is expected.
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Figure 12 - GGH Age Structure 1986 - 2051
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i. Social Patterns of Household Formation and Housing
Have Changed Significantly over Past 30 Years
Influencing the Distribution of Growth

Age is the primary determinant of household formation. The
forecast method accounts for the close relationship between age
and household formation by forecasting the number of
households for each age cohort in the adult population and
aggregating the results.

Households are forecast by applying age-specific household
formation rates to a population to provide a forecast number of
households produced by that population. Generally, the older the
population, the higher the rate at which households are formed.
A rising household formation rate results in a decline in the

average number of persons per housing unit.

Like the household forecast, the forecast method accounts for
the close relationships between age and housing type
preferences by forecasting the type of housing for each age

cohort in the adult population.

While the population currently and through the forecast remains
concentrated in the age groups predominantly occupying low
density housing types, there are important shifts occurring. For
more than 30 years in the larger urban centres of the GGH, there
has been an increasing shift toward medium density types and,

more recently, to higher density types.

Housing development is, understandably, sensitive to
demographic cycles. As an example, Figure 13 illustrates the
high demand for apartments in the GTAH in the 1970s, driven by

the Baby Boom generation in their 20s as new households were
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formed. A shift to family-oriented “ground-related” housing
followed in the 1980s and 1990s, as these households matured.?
In recent years, the housing demand has shifted back to
apartment forms in part reflecting new household formation on
the part of the Millennial generation. As this generation enters
its family forming years, pressure for more family-oriented

housing can be expected.

Figure 13 - GTAH New Housing by Type 1978 - 2018
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The very high price of housing in the GGH generally is a limiting
factor on the ability of households, particularly Millennial
households, to purchase ground-related housing. Affordability is
also a key contributing factor to out-migration from the GTAH to
the Outer Ring.

The type of housing built is an important influence on the

location of growth. The demand for apartments is typically much

2 Ground-related housing generally refers to housing that is accessible from

the ground. In this report, it includes all housing that is not an apartment.

: HEMSON.I

more concentrated in central cities of metropolitan areas than in
more suburban areas; the reverse is true for ground-related
housing. The observed pattern applies equally to, for example,
Kitchener-Waterloo within Waterloo Region and to Toronto
within the GTAH. The distribution of growth in the forecasts
accounts for these housing market patterns and the powerful

social and demographic forces that drive them.

The inter-relationship of housing and population is also affected
by changes in patterns of employment and the structure of the
economy. For example, the rapid shift in the economic base of
Waterloo Region toward more technology-related business has
influenced the outlook for overall population growth. Growth
within Waterloo Region, while not directly a matter for the
Schedule 3 forecasts, is influenced significantly by these

economic changes.

For forecasting purposes, 2016 age-specific household
formation rates are assumed to continue to decline somewhat
before returning to 2016 levels by 2051. This assumption is
consistent with the Provincial Land Needs Assessment for the

Greater Golden Horseshoe.

ii. Aging Population Will Lead to Slower Labour Force
Growth to 2051

The GGH employment forecasts are in part derived from the
population forecasts using assumptions about future labour

force participation. Participation rates — representing the share
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of the total working age population that participate in the labour = The recent trend of male age groups in their late-60s opting
force (either employed or seeking to work) — are applied to the to remain in the workforce is anticipated to continue.
population forecast to establish a labour pool that will be

available to fill jobs in the future.

Labour force growth is forecast to slow over the period to 2051
due to slower growth in the working age population. That is, the
rate of growth in the working age population will be slower than
growth in the non-working age population, primarily the elderly.

In addition:

= Decreasing labour force participation among young people
who, instead of actively seeking employment, are
increasingly opting to remain longer in post-secondary
education and training programs, is expected to continue.®
The ongoing trend reflects the rapidly increasing need for
highly educated and highly skilled labour.

= The forecasts assume modest increases in labour force
participation among older age groups reflecting: the
continued rising participation among older women who have
been in the workforce for much or all of their working lives;
increasing life expectancy for both men and women and the
associated improvement in seniors’ health and ability to
work at an older age; the growing need for labour in the
2020s as the Baby Boom generation retires; and concern by
many potential retirees that they will lack sufficient income

to support themselves.

3 The proportion of 18 to 24 year olds in college or university in Ontario
increased by 34% between 2000/01 and 2018/19 (Statistics Canada, Labour
Force Survey, Table 37-10-D103).
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Schedule 3 is Integral to Municipal Land Use, Infrastructure
and Financial Planning in the GGH

The Schedule 3 review included a high-level scan of

municipalities in the GGH to better understand how the

population and employment forecasts are being used. The

review found that municipal official plans closely follow A Place

to Grow directives that the Schedule 3 forecasts serve as the

foundation for planning and growth management and be used to

co-ordinate all long-term land use, infrastructure, and financial

plans. Specifically:

Municipalities use the forecasts as a foundational basis for
growth management plans, housing needs assessments,
and employment land studies in a manner that conforms to

A Place to Grow.

A significant challenge facing all municipalities—single,
upper, and lower-tier—in implementing the forecasts has
been the lengthy process required to accommodate
Schedule 3 updates into official plans, through municipal
comprehensive reviews, which can taken upwards of 10
years. By way of example, most municipal conformity
exercises for the 2012 Schedule 3 forecasts have not yet
been completed (the deadline is July 1, 2022).

The lengthy planning process also means that by the time
official plan conformity is achieved the base data in the
Schedule 3 forecasts are effectively out of date. As such, an
additional challenge for municipalities is how and when to
adjust Schedule 3 forecasts and lower-tier forecast
allocations in advance of a formal Schedule 3 review in order

to reflect up to date data.

GGH municipalities generally use the Schedule 3 forecasts
for infrastructure planning purposes. A Place to Grow does
not, however, prohibit municipalities from planning for
infrastructure required to accommodate population and
employment that is over and above Schedule 3. Nor does A
Place to Grow restrict infrastructure planning to a specific
time horizon (unlike land use plans). Where appropriate,
GGH municipalities will adjust forecasts used in
infrastructure plans to account for the additional demands
on municipal services (i.e. over and above Schedule 3) and
affordability considerations. For example, the Region of
Waterloo has for many years included estimates of full-time
students who reside in off-campus housing but whose
permanent residence is outside the Region in its
infrastructure forecasts. These full-time students are not
captured in the Census as residents of Waterloo and are
therefore not included in the Region’s Schedule 3 population
forecasts. Nevertheless, the need for infrastructure is in part

driven by development triggered by student growth.

The main source of revenue available to GGH municipalities
to pay for “growth-related” infrastructure is development
charges. The Schedule 3 forecasts are often modified in
growth-related infrastructure plans, as well as development
charge studies and related financial plans, to assess and
mitigate the risk of slower than anticipated growth taking
place. This is particularly the case when municipalities have
debt financed growth-related capital costs with a view to

repaying the debt from development charge revenue.

: HEMSON_I
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F. HOW WE WORK, WHERE WE WORK AND WHAT WE
DO CONTINUES TO CHANGE, AFFECTING THE
DISTRIBUTION OF PEOPLE AND JOBS

The spatial focus of some of the key drivers of recent economic
growth suggest that the distribution of the employment forecast

for the GGH will continue to be challenging.

The major reason that Toronto’s employment has grown so
rapidly in the last decade has been the resurgence of the City’s
employment areas. The 2012 Schedule 3 forecasts had
anticipated continued decline in these areas, as had happened
for the 30 years prior to 2011. However, employment growth in

these areas has since exceeded 12%.

Also partly unforeseen in the 2012 Schedule 3 forecasts was the
degree to which office employment growth in the GTAH has
swung back to downtown Toronto (though the forecasts did
anticipate a more balanced distribution than was evident pre-
2012).

For the major office market, the 2012 forecasts largely reflected
office market trends that had prevailed throughout the 1990s
and 2000s, when about three-quarters of new office
development in the GTAH was built within the Regional

Municipalities around Toronto, specifically:

= |n York mainly near Highways 404 and 7 in Markham and
Richmond Hill;

= |n Peel along the Highway 401 corridor in Mississauga; and

= |n Halton along the Queen Elizabeth West Highway corridor
in Oakville and Burlington.

: HEMSON.I

The 2012 Schedule 3 major office forecasts also recognized that
A Place to Grow intends to focus major office development in
designated Urban Growth Centres throughout the GGH. This has

yet to occur on a large scale.

The market shift for major office development to downtown
Toronto is attributable to many factors, chief among them the
access employers have to a highly educated resident labour
force, and proximity to large clusters of academic and health
care institutions, and the localized growth in tech-related
sectors. Access to the regional labour force through regional
(GO) transit and Toronto Transit Commission systems is
especially important. As congestion continues to worsen
throughout the GTAH, Union Station is increasingly the preferred
location for accessing the largest pool of potential workers.
Growth in the tech-related sectors has magnified these effects,
since many companies and workers in this sector desire “urban”
locations, including the much-sought-after “brick and beam”

office space in historic downtown industrial buildings.

In the near-term, and notwithstanding COVID-19 effects,
rapidly-rising lease rates will likely not be enough to disrupt
continued interest in the Toronto downtown. The forecast
assumes that the major office market will cycle back to a more
even balance between downtown Toronto and the GTAH
Regions in the medium-term during the planning period. Transit
improvements and a mixed-use approach to planning for new
office concentrations, such as the Hurontario corridor in
Mississauga and plans to revitalize downtown Brampton, can be
expected to encourage employers to seek more affordable space
in the GTAH Regions and major centres in the Outer Ring over

the long-term.
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Long-Term Impacts of COVID-19 Could Disrupt GGH
Forecast

While the forecasts in this report incorporate a severe economic
contraction in 2020 arising from COVID-19, overall growth is
assumed to return to pre-pandemic expectations within 3 years.
This outlook may be optimistic and, in part, depends on when a
vaccine is found. Major events like plagues and wars are often
catalysts for far-reaching social, political, and economic change.
Some GGH industries—travel, tourism, conventions, retail,

restaurants, and print media—may never fully recover.

At the time of writing, Ontario has begun to gradually reopen its
economy. As measures related to travel, physical distancing, and
business closures are relaxed over the coming months, some of
the longer-term impacts of COVID-19 may start to become
apparent. These impacts have the potential to disrupt the labour
force, distribution of jobs, and housing choices in the GGH and,
by extension, the Schedule 3 forecasts. They should therefore be

closely monitored. For example,

e The forecast distribution of growth in the GGH is predicated
on significant government investment in transit in areas of
high population and employment density. Transit-oriented
development is a critical element of “complete communities”
promoted by APTG policies, where a more compact urban
form prevails and people have convenient access to the
necessities of daily living. Transit systems throughout the
GGH have, however, suffered marked drops in ridership
during the pandemic—a 90% decline on regional GO transit
routes in the GTAH to mid-April; and a 71% decline on the

Toronto Transit Commission between March 2 and May 2.

The degree to which transit ridership rebounds as people
return to work and physical distancing restrictions are lifted
remains to be seen. If even a small proportion of the
population shifts from travel by transit to automobile or
bicycle travel for public health reasons, plans for population

and employment distribution could be disrupted.

The pandemic has effectively shut down work in major
offices in the GGH, forcing non-essential businesses to
scale down operations or conduct work at home. The GGH
forecasts already recognize changes in the way office space
is being used (see p.7). These changes would not
necessarily affect the number of jobs or their primary
location. However, increased working from home would
reduce the need for new office space, thus reducing
opportunities for redistributing employment through the
location choice for new construction. More working at home
could also affect the tolerance for smaller living spaces that
accompany denser development. Alternatively, it is not at all
certain that workers or firms are finding the mass work-

from-home experiment attractive or productive.

There is much speculation that major shifts in the need for
employment land may be afoot. Weaknesses in global supply
chains and just-in-time delivery are being revealed as
floating lockdowns and threats of second waves continue
around the world; these could increase the demand for local
storage, distribution, and logistics. Medical supply
companies will likely “re-shore” manufacturing from
overseas and the experience of re-shoring may or may not

pave the way for other goods producing sectors.
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G. CONDITIONS IN THE GGH POINT TO CONTINUED
HIGH GROWTH, WITH GROWTH MODERATING IN
THE LONG-TERM

Generally, the economic, social, and demographic conditions in
the GGH point to substantial growth in the region over the next

30 years.

Fertility is down and life expectancy expectations have tempered
since 2012. Moreover, the population continues to age overall,
even in the GGH, which will lead to a slowing of the growth rate
over the long-term. Offsetting these factors is that the main
source of growth in the GGH—immigration—continues to rise as
governments promote migration to Canada and the GGH

remains highly attractive to migrants. Long-term economic

: HEMSON.I

fundamentals also favour Ontario as a destination for migration
within Canada and the GGH as a destination for migration within

Ontario.

GGH employment will grow at a slower rate than the population
due to population aging. As a result, activity rates—the ratio of
jobs to people—will decline across the region. Notwithstanding
the COVID-19 disruption and the gradually shifting dynamics of
the GGH economy, shifts in the distribution of employment will
continue to be affected by the availability of labour and, in turn,
the population settlement pattern: places in the GGH with high
population growth will continue to experience high employment
growth.
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3. FORECAST METHODOLOGY AND ASSUMPTIONS

This section presents the forecast methodology and discusses
assumptions and definitions used. The population and
employment forecasts are presented at the end of the section.
Detailed forecast results by municipality are set out in Appendix
B.

The 2012 Schedule 3 forecast methodology has been refined
and is shown in the diagram in Figure 14. On the left, the
diagram indicates how the population forecast is prepared,
beginning with the key demographic variables at the top. These
are the determinants of total population and its characteristics.
Lower down are the households, housing and shares which are
the primary factors determining the location of population and
population growth. On the right, the calculation method for
employment indicates, at the top, the key factors determining
total employment. Lower down, the employment by type and
share allocations are influenced by similar factors, as well as the

distribution of population growth.

The diagram also indicates how the general long-term outlook
for the economy informs all of the major assumptions used in

the forecast model.

Ultimately, the forecast methodology in this report represents an
improvement to that used for the 2012 forecasts without

fundamentally altering its basis.

: HEMSON.I

A. SOUND METHODS FROM MINISTRY OF FINANCE
PROJECTIONS ARE FOUNDATION OF GGH
POPULATION FORECAST

The forecasts are based on standard cohort-survival models that
incorporate assumptions about fertility, mortality and migration.
The population change for each area results from two

processes: natural increase and net migration.

The cohort survival models are structured using age groups
(cohorts). Age and sex-specific fertility, mortality and migration
rates are then applied to the 2016 base population cohorts in

annual increments out to 2051 to generate results.
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Figure 14 - Population and Employment Forecast Methodology
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Two refinements to the cohort-survival models have been
introduced in order to improve precision and align more closely

with the Ministry of Finance 2019 Population Projections:

= While the 2012 forecasts divided the GGH into five Sub-
Forecast Areas for forecasting purposes, the updated
forecasts divide the region into its 17 Census Divisions and,
in a subsequent step, into separated cities and geographic
counties for the Brant, Wellington, Simcoe, and
Peterborough Census Divisions. It is noted that Haldimand
County is the only geographic county in the GGH that does
not correspond to a Census Division, being part of the
Haldimand-Norfolk Census Division (part of which lies
outside the GGH).

=  The cohort survival models are structured using single-year

age cohorts rather than five-year cohorts used in 2012.

i. Natural Increase

Natural increase is the difference between the number of births

and the number of deaths in a population over a forecast period.

To project the number of births and deaths in the future,
assumptions about future fertility rates by age of mother and
mortality by age and sex are applied to yield the number of
births and deaths in each cohort. The assumptions used in this
step of the forecast are consistent with those used by the

Ministry of Finance in its 2019 Population Projections.
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What is the Relationship between the Ministry of Finance
Projections and the Schedule 3 Forecasts?

Each year, the Ministry of Finance produces population
projections for Ontario and its 49 Census Divisions. The
demographic assumptions used in the projections generally
correspond to those used in the Schedule 3 forecasts.
Nevertheless, methodological differences result in somewhat

different population outlooks in some parts of the GGH.

The key difference is that the Ministry of Finance projections
assume that population growth will reflect recent migration
trends and the continuing evolution of long-term fertility and
mortality patterns. They do not explicitly account for long-
term structural changes in the economy, housing market
demand, and Provincial policies, plans, and investment that
seek to influence the form and location of development in the
GGH.

The different approach explains why, for example, Ministry of
Finance projections for Peel Region, which has a relative
shortage of land for new housing, are typically higher than
the Schedule 3 forecasts. Similarly, the Schedule 3
employment forecasts for Durham Region, where A Place to
Grow policies seek to increase the mix of people and jobs
and significant investment in Federal, Provincial, and
municipal infrastructure is planned, tend to be higher than

Ministry of Finance projections.
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ii. Net Migration

Net migration represents the cumulative result of all migration
movements in and out of an area. In the forecasts, net migration
is determined for several levels of geography, from the national
level down to the Census Division level. There are three major

components of migration:

= |nternational migration, which is the movement of people
between Canada and other countries. International

migration comprises:

=  Permanent immigration, or those people migrating from
other countries with the intention of settling

permanently in Canada.

=  Emigration, or those people leaving Canada with the
intention of permanently settling in another country or
temporarily living abroad (these statistics deduct
Canadians who previously emigrated and then have

moved back to Canada).

= Non-permanent residents, or those people who have
come to Canada with a status other than as landed
immigrants: those on student, work or other special
visas and refugee claimants awaiting a hearing on their
status (if a refugee claim is accepted, the person is then

counted as a regular immigrant).

= |nter-provincial migration, which is the movement of people
between Canadian provinces. Inter-provincial migration has

two components:

= Those leaving Ontario to live in another province; and
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= Those entering from another province to live in Ontario.

= |ntra-provincial migration is defined as the movement of
people within Ontario between Census Divisions (for
example a move from Peel to Halton, but not a move within
Peel from Mississauga to Brampton). Intra-provincial

migration also has two components:
= Anin-migration movement to each Census Division.
=  An out-migration movement from each Census Division.

Adding these provides a net intra-provincial migration which

are the net movers to or from the overall Census Division.

The forecast of international migration involves three steps: first,
assigning Ontario a share of Canada’s total immigration,
emigration, and non-permanent residents; second, assigning
shares of each component for Ontario to the GGH; and finally
assigning shares of each component for the GGH to each

Census Division.

The forecast of inter-provincial migration is based on assigning
a share of Ontario’s total for each of the two components to the

GGH and distributing it between the Census Divisions.

Intra-provincial migration is determined by establishing a “pool”
of internal migrants in and out of the GGH and assigning shares
of the pool to each Census Division. The shares at the Census
Division level are a continuation of historical trends observed,
mainly over the last 20 years. For the most part, the shares are
relatively stable among the areas, though the absolute number
of migrants changes significantly as the total amount changes.

The rising levels of intra-provincial migration to the Outer Ring
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are critical in this respect, both for the Outer Ring recipients and

the source of the migrants, primarily in the GTAH.

Other than minor differences, such as adjusting the forecast
base year, as well as adjustments for COVID-19 impacts, the
migration assumptions used for the GGH forecasts at the GGH
level are consistent with the Ministry of Finance Population

Projections.

B. HOUSEHOLD AND HOUSING GROWTH ARE THE
PRIMARY DETERMINANTS OF POPULATION
DISTRIBUTION WITHIN GTAH AND IN LARGE
MEASURE WITHIN OUTER RING

The distribution of future population growth considers where
growth is directed through planning policies and the ability of
municipalities in the GGH to accommodate different types of
housing growth. The distribution method involves three steps.
First, the population forecast for each Census Division is
translated into a forecast of households. Second, the household
forecast is converted into a forecast of housing by type: ground-
related housing and apartment buildings. The new housing is
then allocated to the current housing base in each of the upper-
and single-tier municipalities to provide a total housing forecast.
This housing forecast in turn informs the migration assumptions

used to establish the population distribution.

i. Household Forecast

The first step in the distribution process is the translation of the
population forecast into a forecast of households based on age-

specific household formation rates (or headship rates). These
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rates reflect the propensity of different household and family
types to occupy different housing by type. For forecasting
purposes, 2016 age-specific household formation rates are
assumed to continue to decline somewhat before returning to
2016 levels by 2051.

ii. Housing Forecast

In the second step of the distribution process, the household
forecast is translated into a forecast of housing by type—
ground-related housing and apartment buildings. The housing
forecast is then distributed to the upper- and single-tier
municipalities within the GGH based on observed market trends,
age specific occupancy patterns, the effects of planning policies,
the land available to support development, and the capacity
(environmental and infrastructure) of each municipality to
accommodate the forecast growth. These factors are described

generally below.

= As well as considering recent housing market trends within
the GTAH and Outer Ring, the distribution method accounts
for the effect of planning policies—primarily A Place to Grow
policies that seek to encourage higher density housing forms
and intensification—on the future housing mix. The housing
forecast does not, however, replicate or predict the housing
mix that would be determined through each municipality’s A
Place to Grow conformity work. In some cases, the housing
forecast may include more ground-related housing than
would likely be required to meet A Place to Grow
intensification and density policies. In all instances, planned
housing mixes will continue to be decided by municipalities

through their local planning processes.
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The distribution method also accounts for the ability of each
municipality to accommodate the full range of housing
within its existing and future supply of land available for

residential development. In this respect,

= The Regions of the GTAH are assumed to be able to
continue to accommodate some growth in greenfield
areas through the forecast period. No GTAH Region is
projected to build out its entire area “inside” the
Greenbelt through 2051.

= |tis assumed that municipal boundaries do not limit
greenfield growth in any of the separated cities in the
Outer Ring over the forecast period, those being the
Cities of Peterborough, Barrie, Orillia, Guelph and
Brantford.

= No land supply constraints have been identified that
would prevent any municipality from achieving the
density and intensification targets established by A

Place to Grow.

Consistent with the Provincial economic outlook, it is
generally assumed that the forecast housing growth will be
supported by Provincial and municipal government
investments in infrastructure. The list of major recent and
planned infrastructure investments provided by the Advisory
and Technical Groups demonstrate that throughout the
forecast period, infrastructure investment will facilitate
higher than historical growth rates in many areas of the

GGH, including, but not necessarily limited to:
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= Extensions to regional (GO) transit services to GTAH
Regions and parts of the Outer Ring (for example

Durham, Niagara, Halton, Waterloo, and Simcoe/Barrie).

=  Major transit initiatives in some Urban Growth Centres
across the GGH (for example, the Yonge Subway
Extension to Richmond Hill in York, the Hurontario Light
Rail Transit in Peel, and the recently completed ION
Light Rail Transit in Waterloo).

= |nvestments in Provincial highways extending through
the western (the GTA West Corridor), northern (the
Bradford by-pass), and eastern (the widening of
Highway 401, construction of Highway 418, and
extension of Highway 407) parts of the GTAH.

Planned municipal investments in water and wastewater
servicing will support the significant growth forecast for the

Regions of Peel, York, Halton, Durham, and Waterloo.

Environmental constraints on growth have only been
assumed in Dufferin County. In Dufferin, the relatively slow
rate of growth that is forecast recognizes environmental
constraints that limit the ability to provide long-term water
and wastewater services to accommodate growth in

Orangeville, the largest urban centre in the County.
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C. EMPLOYMENT FORECAST METHOD

The GGH forecasts adopt the Census definition of employment
by place of work. As such, employment figures in the forecasts
include: all work place status types, including those with no
fixed place of work and those who work at home; and all
industry types including retail, industrial and service jobs,

regardless of location.

The forecast method applies three factors to generate the

employment forecast from the population forecast:

=  Participation rates, to derive the labour force from the

resident population;

=  Unemployment rates, to determine what proportion of the

resident labour force is employed; and

= Net in-commuting, which represents the number of jobs
occupied by non-residents through in-commuting and the
number of jobs that are undertaken in other areas through

out-commuting.

The result is a forecast of total employment for each Census

Division.

i. Participation Rates

Participation rates are the share of the total working age
population that participate in the labour force (either employed
or seeking employment). Applying participation rates to the
population forecast results in the total labour pool available to
fill jobs in the future. The starting point for the forecast of

participation rates is the 2016 Census which provides
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participation rates for males and females by five year age group

from 15-19 onwards.

Notwithstanding changes arising from COVID-19 and other
short-term economic cycles, participation rates for some age
groups are assumed to remain near current levels throughout
the forecast period. Observed trends of reduced labour force
participation rates among young people, moderate increases in
labour force participation among older age groups, particularly
women overall and men in their late 60s who are delaying

retirement are projected to continue through the forecast period.

The assumed changes in participation rates are consistent with
Statistics Canada, The Labour Force in Canada and its Regions:
Projections to 2036, 2019.

ii. Unemployment Rates

Unemployment rates account for the portion of the labour force

that is not working.

Unemployment rates have less of an influence on the
employment forecast than participation rates and usually
fluctuate within a narrow range over the long-term. In the
forecast, the COVID-19 pandemic is assumed to resultin a 15%
decline in total GGH employment in Q2 2020, with about three-
quarters of the lost jobs returning by Census Day 2021.

Over the long-term, unemployment rates are expected to hold
steady in the range of 5% to 7% from 2026 out to the forecast
horizon. This assumption, and its effect on the forecasts, will

require close monitoring in the coming years.
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iii. Net In-Commuting employment by land use type and then distributes the

employment by shares of each type of employment.
Net in-commuting is the number of employees who commute ploy y yp ploy

into an area less the number of employees who commute out of

i. Population-Related Employment
that area. Net in-commuting is influenced by A Place to Grow

policies that encourage the development of “complete Population-related employment is employment that primarily

communities” where people live close to where they work. serves a resident population. This category includes retail,

education, health care, local government and urban work-at-

Commuting, both in and out of a municipality, is a key indicator home employment (see Figure 15).
of the concentration of employment. In the Schedule 3 forecasts:

Figure 15 - Sectors in GGH Population-Related Employment
e Overall, the GTAH is forecast to continue to experience

positive net in-commuting to 2051, driven mainly by

longstanding commuting patterns in Toronto and Peel.

e Other GTAH municipalities are forecast to continue to
experience negative net in-commuting (or net out-
commuting), although York is anticipated to evolve into

a place of positive net in-commuting over the long-term.

e Net out-commuting is anticipated to increase steadily
throughout most of the Outer Ring, except in the Region
of Waterloo and the separated cities, where positive net

in-commuting is expected.

D. LOCATION OF EMPLOYMENT DEPENDS LARGELY
ON THE BUILT FORM IT OCCUPIES

Retail, Amqmmodati;m & Food, 35% Education, Health & Sc

The distribution of future employment considers where growth is FERN

directed through planning policies and the ability of e

Technical

municipalities in the GGH to accommodate different types of

3%
Information,
employment. Similar to the population distribution, the Adm agement & : -E
. . . A 5 Public Admin, 3% | Construction, 2%
employment distribution method takes the employment forecast

Source: Hemson Consulting (“Pr” = Primary and Utilities)

for each Census Division, translates it into a forecast of
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The relationship of population-related employment to
population, and the geography of population-related

employment, have been among the most predictable elements of

employment forecasting in the GGH since the 1980s. For the
current distribution of population-related employment in the
region see Figure 16.

Figure 16 — Population Related Employmentin the GGH, 2019
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Source: Hemson Consulting, based on Dissemination Area level data.
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Understanding the Geography of Employment is Key to the
Schedule 3 Forecasts

Key data sources for employment generally categorize jobs
according to the type of work being undertaken. Employment is
organized into “sectors” which are further broken down in detail
using a North American Standard Industry Classification System
(NAICS).

While sectoral data by NAICS coding provides detailed
information about the activity and behaviour of the economy, it
reveals little about the spatial arrangement of such activity. For
example, the data will provide the location, the number of jobs,
and the type of work undertaken by a cellphone app developer. It
will not, however, show whether the business operates out of a
20 storey office building in a downtown location or a one storey
industrial complex in a business park. For land use planning
purposes, the land needs associated with employment by sector
needs to be understood in order to properly allocate employment
to different parts of the GGH. This is the reason for structuring
the forecast model around four land use based categories of
employment: population-related; major office; employment land;

and rural (see Figures 15 to 22).

The method does establish a link between economic sectors and
the land use based categories. Sector forecasts are undertaken
and translated into land use categories based on a range of
municipal employment surveys, private market surveys, small
area Census data on the geography of employment, and the
consulting team’s professional judgement. This process allows
the effects of structural change in the economy by sector to be

analyzed in the context of land use by location.

Ultimately, it is important to be aware that the categorization of
employment by economic sector or land use category is really a
different way of analyzing the same data. In the context of
Schedule 3, the primary purpose of the land use categorization is
to facilitate the distribution of employment within common
labour markets (for example the office markets in Toronto
versus the surrounding Regional Municipalities). In a more
stand-alone labour market such as Waterloo Region the land use
categorization is less important for the Schedule 3 forecast,

though it may be useful for the Region’s planning activities.

Importantly, the land use categories, while helpful for allocating
employment growth in the GGH, do not represent commitments
that municipal planning must follow. Nor do they in any way
preclude new types of economic activity being accommodated or

new ways that jobs are carried out.

As Ontario and the GGH enter into a period of relative labour
shortage the ratio of population to population-related
employment is expected to increase. This ratio has trended from
a historical level of about 5.00 persons for every population-
related job in 1991 to about 5.45 in 2016. The ratio is forecast to
increase to about 5.55 by 2051.

The share of population-related employment in each
municipality is largely tied to the growth in the population
requiring services. A sub-category of population-related

|H

employment referred to as “regional” population-related
employment recognizes and forecasts the concentration of
region-wide services in central cities such as hospitals,

universities and specialized downtown shopping.
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ii. Major Office Employment

Major office employment refers to office type employment
contained within free standing buildings more than 20,000 net
square feet (1,858 m?), based on the threshold where most data
collection of office building information occurs. The main
economic sectors that make up major office employment in the
GGH are shown in Figure 17.

Figure 17 — Sectors in GGH Major Office Employment
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Source: Hemson Consulting (Yellow = Retail, Accommodation & Food; “Primary” = Primary & Utilities)
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The major office employment forecast is based on current
trends observed in the inventory of office space in the GGH and
structural changes suggested by the economic outlook. The
general trend to date is that major office employment has been
growing at a somewhat faster rate than overall employment
within the GTAH, where most of the major office space in the
GGH is located. Waterloo, Niagara, and Barrie Region have the

only significant office markets in the Outer Ring. (see Figure 18).

Figure 18— Major Office Employment in the GGH, 2019
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The distribution of major office employment growth in the GTAH
assumes that Toronto will continue to accommodate the largest
share in the short-term. In the longer-term, a more balanced
distribution of major office growth is assumed to occur between
Toronto and the established office markets in York, Peel and
Halton as well as the emerging markets in Durham and
Hamilton. Within the Outer Ring, no significant shift from current

patterns is anticipated.

iii. Employment Land Employment

Employment land employment refers to employment
accommodated primarily in low-rise industrial-type buildings,
the vast majority of which are located within business parks and
industrial areas. In older urban centres such as Toronto,
Hamilton and St. Catharines, some share of this type of
employment also occurs in more scattered locations (see Figure
19).

Employment land employment is generally expected to continue
to comprise a smaller share of the growth in employment over
time, due in part to ongoing structural changes in the economy
that will result in a larger share of growth occurring in major

offices.
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Figure 19 — Sectors in GGH Employment Land Employment

Construction, 15%

Core Industrial (Mfg, Wholesale, Transport), 52%

Source: Hemson Consulting (“Primary” = Primary and Utilities)

The distribution of employment land employment is based on
the ability of each municipality in the GGH to accommodate
growth in this type of employment. In the past, virtually all
growth in this category has been in greenfield locations.
Recently, there has been a revitalization of some older
employment areas in the GTAH; notably in Toronto, where there

has been a reversal of 30 years of job decline (see Figure 20).
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The allocation assumes some greater success in iv. Rural Employment

accommodating employment land employment more broadly . .

Rural employment refers to all jobs located in rural areas,
through intensification, but the availability of greenfield lands . . . . . .

including agriculture and primary industries plus some uses
with good highway access will continue to be the primary driver. . .

typically found in urban employment areas, but not located on
Like the discussion of greenfield housing development, no . . . .

urban land designated for industrial or commercial use. These

Census Division, other than Toronto, is assumed to have land- . . .
o uses include agricultural-related uses such as feed or fertilizer
based restrictions on employment land employment growth . . . .
facilities, small-scale manufacturing or construction businesses

within the time horizon of the forecast. . .
run from rural and farm properties and some scattered retail or

Figure 20— Employment Land Employmentin the GGH, 2019 service users. The category also includes tourism and recreation

which are important sectors in many parts of the Outer Ring (see
Figure 21).

Source: Hemson Consulting, based on Dissemination Area data.
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Figure 21 — Sectors in GGH Rural Employment
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Rural employment is distributed based primarily on historical
patterns. It is not anticipated to be a major source of growth
anywhere in the GGH, due to both the nature of the economy
and the policy framework that requires that larger scale
development be directed to settlement areas offering municipal

water and wastewater systems (see Figure 22).
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Figure 22— Rural Area Employment in the GGH, 2019

—

Source: Hemson Consulting, based on Dissemination Area level data.

E. FORECAST RESULTS INCLUDE REFERENCE
FORECAST AND HIGH AND LOW SCENARIOS

The forecast methodology allows for the analysis of a range of
scenarios. Many assumptions can be varied to test the
sensitivity of the results. This report focuses on a Reference
Forecast, which represents the most likely future growth
outlook.
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High and low growth scenarios are also presented so as to Figure 24 - GGH Reference, High, & Low Employment 1991-2051

1
illustrate the range of growth prospects under a set of 8,000,000 !
1
deliberately aggressive and conservative assumptions about the 7,500,000 !
. . . . . 7,000,000 !
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) ’ 1
. . . 6,000,000 |
Figure 23 - GGH Reference, High, & Low Population 1991-2051 <00 000 i
1
T i ’
1
17,500,000 : 5,000,000 1
1
: 4,500,000 :
15,500,000 : 4,000,000 :
1 1
13,500,000 : 3,500,000 :
| 3,000,000 !
11,500,000 : 1991 1996 2001 2006 2011 2016 2021 2026 2031 2036 2041 2046 2051
500, ,
1
T Reference — o |Q\ — ees—High Historical
9,500,000 1
1
: Source: Hemson Consulting
7,500,000 1
|
5,500,000 !
1991 1996 2001 2006 2011 2016 2021 2026 2031 2036 2041 2046 2051
Reference — o | O\ — ee—High Historical
Source: Hemson Consulting A summary of the forecasts for each municipality listed in

Schedule 3 is provided in the tables below. Detailed forecast

results are set out in Appendix B.
The high and low scenarios consider a reasonable range on the

overall growth assumptions based on different levels of
migration, principally immigration, which remains the single
most important component of population growth in the GGH.
This approach is distinct from the Ministry of Finance high and
low population projections which test the effects of a much

wider range of fertility, mortality and migration assumptions.

The cumulative effect of the Ministry of Finance approach is
more divergent high and low forecast results than what is

presented in Figures 19 and 20.
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Distribution of Population in the Greater Golden Horseshoe 1986 — 2051 (000s)
REFERENCE FORECAST
1986 1991 1996 2001 2006 2011 2016 2019 2021 Est.[ 2026 2031 2036 2041 2046 2051
Region of Durham 336 423 471 528 584 627 666 697 722 797 889 986 1,087 1,193 1,296
Region of York 364 522 610 763 932 1,066 1,145 1,181 1,211 1,323 1,458 1,597 1,738 1,882 2,021
City of Toronto 2,308 2,350 2,460 2,584 2,609 2,705 2,819 2,966 3,034 3193 3,287 3378 3465 3,555 3,651
Region of Peel 616 759 879 1,032 1,213 1,339 1,433 1,542 1,578 1,715 1,828 1,937 2,048 2,163 2,277
Region of Halton 280 323 349 391 458 517 565 596 618 687 767 848 931 1,018 1,103
City of Hamilton 437 466 481 510 524 535 552 574 584 616 652 691 733 777 823
GTAH TOTAL 4340 4843 5250 5807 6320 6788 7,180 | 7,557 7,747 | 8332 8882 9437 10,003 10,588 11,172
County of Northumberland 63 73 76 80 83 84 88 90 91 96 101 106 112 117 122
County of Peterborough 44 52 54 58 58 56 57 60 62 65 68 71 75 78 82
City of Peterborough 63 70 71 72 78 81 83 86 89 97 103 109 114 120 125
City of Kawartha Lakes 54 65 70 72 77 75 77 81 83 89 95 100 106 1 117
County of Simcoe 169 205 228 252 271 284 315 344 357 383 417 451 484 522 555
City of Barrie 50 65 82 109 134 141 146 149 155 186 211 235 258 277 298
City of Orillia 25 27 29 30 31 31 32 33 35 39 41 43 45 47 49
County of Dufferin 33 41 47 53 56 59 64 68 69 74 79 83 87 91 95
County of Wellington 63 74 78 84 88 89 93 98 101 110 119 129 139 149 160
City of Guelph 81 91 99 111 120 126 136 143 147 158 168 177 186 195 203
Region of Waterloo 340 390 417 457 498 524 553 595 618 674 725 776 826 875 923
County of Brant 31 30 31 33 36 37 38 38 41 44 47 50 53 56 59
City of Brantford 77 90 87 90 94 96 100 105 106 113 124 134 144 154 165
County of Haldimand 37 41 43 45 47 46 47 50 52 56 60 64 68 71 75
Region of Niagara 381 406 414 424 442 443 459 479 491 521 549 580 611 642 674
OUTER RING TOTAL 1,510 1,721 1,826 1,971 2115 2,171 2,289 | 2,420 2,499 | 2705 2906 3,108 3307 3505 3,703
TOTAL GGH 5850 6,564 7,076 7,778 8434 8959 9469 | 9,977 10,246 | 11,037 11,788 12,545 13,310 14,093 14,875

HEMSON I Summary of Forecast Assumptions | 37
| —— ]



Distribution of Population in the Greater Golden Horseshoe 2019 - 2051 (000s)

LOW SCENARIO HIGH SCENARIO
SCENARIO TESTING
2019 (2021 Est. 2026 2031 2036 2041 2046 2051 [ 2021 Est. 2026 2031 2036 2041 2046 2051

Region of Durham 697 722 793 877 967 1,060 1,157 1,253 722 799 893 995 1,104 1,222 1,342
Region of York 1,181 1,211 1,307 1,425 1,546 1,672 1,801 1,928 1,212 1,328 1,469 1,617 1,774 1,940 2,109
City of Toronto 2,966 3,035 3,142 3,191 3,243 3,299 3,364 3,442 3,040 3,200 3,301 3,406 3,514 3,632 3,766
Region of Peel 1,542 1,578 1,679 1,762 1,846 1,936 2,034 2,136 1,682 1,729 1,858 1,988 2,126 2,276 2,433
Region of Halton 596 618 681 754 827 902 981 1,060 619 690 775 862 955 1,054 1,156
City of Hamilton 574 584 612 643 677 713 753 794 585 617 655 697 742 793 846
GTAH TOTAL 7,557 7,748 8,215 8,653 9,105 9,582 10,091 10,613 7,760 8,364 8,951 9,566 10,215 10,917 11,652
County of Northumberland 90 91 96 100 105 110 114 119 91 96 102 107 113 119 125
County of Peterborough 60 62 65 68 71 73 77 80 62 65 68 72 76 80 84
City of Peterborough 86 89 96 102 108 112 117 122 89 97 103 110 116 122 128
City of Kawartha Lakes 81 83 89 94 99 104 109 114 83 89 95 101 107 113 119
County of Simcoe 344 357 382 414 446 476 510 540 358 385 420 456 492 533 571
City of Barrie 149 155 186 209 232 254 271 290 156 187 212 237 262 283 307
City of Orillia 33 35 38 40 42 44 46 48 35 39 41 43 46 48 51
County of Dufferin 68 69 74 78 82 85 89 93 69 T4 79 84 88 93 98
County of Wellington 98 101 110 118 128 137 147 156 101 111 121 132 144 156 168
City of Guelph 143 147 158 167 175 183 191 198 147 159 170 181 192 203 214
Region of Waterloo 595 618 669 715 760 805 849 892 620 681 739 799 860 923 988
County of Brant 38 41 44 47 50 52 55 58 41 44 48 51 54 57 61
City of Brantford 105 106 113 123 132 142 151 161 106 114 125 135 146 158 170
County of Haldimand 50 52 56 60 63 67 70 73 52 56 60 64 68 73 7
Region of Niagara 479 491 519 545 573 600 629 658 492 523 554 588 623 661 700
OUTER RING TOTAL 2,420 2,499 2,694 2,880 3,065 3,245 3,424 3,601 2,502 2,719 2,937 3,161 3,387 3,621 3,861
TOTAL GGH 9,977 10,247 10,909 11,533 12,170 12,827 13,515 14,215 10,262 11,083 11,888 12,726 13,602 14,537 15,513
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Distribution of Employment in the Greater Golden Horseshoe 1986 — 2051 (000s)
REFERENCE FORECAST
1986 1991 1996 2001 2006 2011 2016 2019 2021 Est. 2026 2031 2036 2041 2046 2051
Region of Durham 137 156 160 188 211 212 224 239 235 288 317 351 388 426 464
Region of York 170 248 288 385 461 485 544 593 580 630 691 757 830 911 994
City of Toronto 1,349 1,368 1,301 1,435 1,469 1,529 1,608 1,729 1,697 1,800 1,829 1,859 1,895 1,938 1,979
Region of Peel 304 378 421 534 608 649 695 750 736 836 871 912 962 1,016 1,068
Region of Halton 119 141 160 189 218 234 263 283 278 319 352 385 420 459 498
City of Hamilton 196 205 199 205 219 217 229 241 238 256 271 289 310 333 357
GTAH TOTAL 2,275 2,496 2,528 2,938 3,185 3,327 3,564 3,835 3,765 4,130 4,332 4,553 4,805 5,082 5,360
County of Northumberland 24 27 28 29 32 32 31 33 32 34 35 37 39 4 44
County of Peterborough 12 13 13 14 15 14 16 17 16 20 21 22 23 25 26
City of Peterborough 36 38 38 40 46 48 46 48 46 48 51 54 57 60 63
City of Kawartha Lakes 18 20 21 22 26 25 26 27 26 30 31 33 35 37 39
County of Simcoe 54 60 76 86 98 98 110 120 117 129 141 154 167 184 198
City of Barrie 33 37 46 53 64 68 72 77 75 99 110 121 132 140 150
City of Orillia 15 15 16 16 19 18 18 19 19 21 22 23 24 25 26
County of Dufferin 12 14 16 19 22 21 24 26 25 29 31 33 35 37 39
County of Wellington 24 25 28 31 35 35 40 41 5| 47 51 56 60 65 70
City of Guelph 42 50 56 67 72 76 81 84 81 90 95 100 105 111 116
Region of Waterloo 173 192 198 230 259 265 276 295 286 337 360 387 414 443 470
County of Brant 12 12 13 13 14 13 15 16 16 18 19 21 22 24 26
City of Brantford 35 35 38 4 44 44 44 48 46 49 54 60 66 73 80
County of Haldimand 16 16 16 17 18 18 18 19 18 21 22 24 26 27 29
Region of Niagara 162 167 161 183 195 185 191 189 187 211 219 230 243 257 272
OUTER RING TOTAL 668 724 764 863 960 963 1,008 1,058 1,030 1,183 1,263 1,355 1,450 1,549 1,648
TOTAL GGH 2,943 3,220 3,292 3,801 4,145 4,290 4,571 4,893 4,794 5,313 5,595 5,908 6,255 6,631 7,008
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Distribution of Employment in the Greater Golden Horseshoe 2019 - 2051 (000s)

LOW SCENARIO HIGH SCENARIO
SCENARIO TESTING
2019 (2021 Est. 2026 2031 2036 2041 2046 2051 [ 2021 Est. 2026 2031 2036 2041 2046 2051

Region of Durham 239 235 286 313 344 377 413 448 235 289 319 354 394 438 482
Region of York 593 580 622 674 731 796 869 945 580 631 695 766 846 939 1,038
City of Toronto 1,729 1,697 1,769 1,773 1,781 1,800 1,829 1,861 1,697 1,808 1,843 1,882 1,931 1,991 2,055
Region of Peel 750 736 818 839 867 906 951 997 736 841 884 934 997 1,068 1,141
Region of Halton 283 278 316 346 375 406 441 ATT 278 320 355 391 431 475 522
City of Hamilton 241 238 255 266 282 301 322 343 238 257 272 291 314 340 368
GTAH TOTAL 3,835 3,765 4,065 4,211 4,380 4,587 4,825 5,072 3,765 4,146 4,367 4,619 4,914 5,250 5,606
County of Northumberland 33 32 33 35 36 38 40 42 32 34 35 37 40 42 45
County of Peterborough 17 16 20 21 21 22 23 24 16 20 21 23 24 26 28
City of Peterborough 48 46 48 50 53 56 59 62 46 48 51 54 57 61 64
City of Kawartha Lakes 27 26 30 31 33 35 36 38 26 30 31 34 36 38 40
County of Simcoe 120 117 129 139 151 162 176 188 117 130 143 157 173 192 210
City of Barrie 7 75 99 109 121 132 140 150 75 99 110 121 132 141 150
City of Orillia 19 19 21 22 23 24 25 26 19 21 22 23 24 25 26
County of Dufferin 26 25 29 31 33 34 36 38 25 30 31 33 35 38 40
County of Wellington 41 41 47 50 54 58 62 67 41 48 53 59 65 72 79
City of Guelph 84 81 90 94 100 105 110 115 81 90 95 101 106 112 118
Region of Waterloo 295 286 334 355 378 402 428 453 286 340 367 398 432 468 505
County of Brant 16 16 18 19 20 21 22 23 16 18 20 22 24 26 29
City of Brantford 48 46 49 54 60 66 73 79 46 49 55 61 67 73 80
County of Haldimand 19 18 21 22 24 25 26 28 18 21 23 24 26 28 29
Region of Niagara 189 187 210 217 227 238 251 264 187 212 221 234 249 266 284
OUTER RING TOTAL 1,058 1,030 1,178 1,250 1,333 1,419 1,508 1,598 1,030 1,190 1,278 1,380 1,489 1,606 1,727
TOTAL GGH 4,893 4,794 5,243 5,461 5,713 6,006 6,333 6,670 4,794 5,336 5,645 5,999 6,403 6,856 7,332
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APPENDIX A

SUMMARY OF FORECAST ASSUMPTIONS
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INTRODUCTION

This appendix presents the assumptions used in the GGH Schedule 3 forecasts. The assumptions are arranged in a series of tables:

overall growth outlook;

forecasting population for the GTAH and census divisions in the Outer Ring;
distributing population to upper- and single-tier municipalities;

forecasting employment for GTAH and census divisions in the Outer Ring; and

distributing employment to upper- and single-tier municipalities.

Census divisions generally correspond to municipal regions and geographic counties.

For each assumption, one or more of the following are provided where applicable:

the assumption used in the 2012 Schedule 3 forecasts;
recent trends since the 2012 forecasts were prepared; and

the assumption used in the Ontario Ministry of Finance Population Projections 2018-2046.*

The Ministry of Finance Population Projections are projections of population, not employment. They do not represent Ontario government

policy targets or desired population outcomes, nor do they incorporate explicit economic or planning assumptions. They are developed

using a standard demographic methodology in which assumptions for population growth reflect recent trends in all streams of migration

and the continuing evolution of long-term fertility and mortality patterns in each census division in Ontario.

Specific assumptions about the short- and long-term impacts of the COVID-19 pandemic are set out in the main report above.

4 https://www.fin.gov.on.ca/en/economy/demographics/projections/

: HEMSON_I
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OVERALL GROWTH OUTLOOK

ASSUMPTION

Broad Forecast Basis

Overall Economic

General Long-Term Economic Outlook

DISCUSSION

The 2012 Schedule 3 forecasts assumed that most demographic, social and economic change is generally
gradual across the overall geographic and population base of the GGH. This assumption remains unchanged in
the 2020 forecasts.

The assumption is consistent with “A Vision for the Greater Golden Horseshoe” in Section 1.2.1 of A Place to
Grow, 2019. The Vision states that the GGH will continue to be a great place to live in the coming decades, its
communities being supported by a strong economy, a cleaner natural environment, transit supportive
“complete communities” with protected employment zones and a greater amount and variety of housing. The
GGH economy will continue to evolve into a global economic powerhouse and its residents will enjoy a high

standard of living and an exceptional quality of life.

Notwithstanding the current pandemic situation, the broad outlook is for the GGH economy to expand rapidly
and continue to diversify. Recognizing that economic growth is cyclical, the 2020 Schedule 3 forecasts assume
that most demographic, social, and economic change after COVID-19 restrictions are lifted will be gradual

across the overall geographic and population base. In general, both the GTAH and Outer Ring are anticipated

Outlook to experience rates of long-term economic growth sufficient to absorb the expanding labour force created
through migration. Economic output is anticipated to continue to grow over the long-term, with associated
growth in employment and income. The GTAH is anticipated to remain the primary economic engine of Ontario
and will continue to stimulate economic growth in surrounding urban centres.

FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING
ASSUMPTION DISCUSSION

Fertility Rates

Natural Increase

: HEMSON_I

Age-specific fertility rates represent the average number of children born per woman by the age of mother in a
given year. This is usually summarized as the total fertility rate (TFR), which represents the average number of

children expected to be born by a woman if current fertility rates prevail over her entire reproductive life.

In the GGH, the TFR reached its lowest point of 1.46 in 2000 and began gradually climbing back up to 1.56 in
2007. In the 2012 forecasts, fertility rate projections were updated in line with Ministry of Finance 2012
Population Projections, which showed a gradual increase in the TFR from 1.58 to 1.65 by 2036.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Share Male Births

Mortality Rates

: HEMSON_I

DISCUSSION
Since 2012, the ongoing trend of women postponing births to their 30s has led to a decreasing TFR, with the
2018 rate for the GGH reaching 1.48.

Although likely to continue to decrease in the short-term, the TFR is forecast to increase over the long-term as
the fertility rates of women in their 20s stabilizes and the number of women in their 30s and 40s increases.
Overall, the TFR is unlikely to experience dramatic change, and is more likely to fluctuate within a narrow range
below the replacement level of 2.1.

Inits Summer 2019 Population Projections update, the Ministry of Finance projected a gradual decline in the
GGH TFR rate to a low of 1.45 in 2031, followed by a gradual rebound to 1.53 in 2046.
The 2012 forecasts assumed that 51.4% of total births are male.

In the current 2020 Schedule 3 forecast update, the share of male births was calculated for each census
division and ranged between 50% and 52% of total births. This is mainly a biological factor and is unlikely to

change over the forecast horizon.

Mortality rates are annual death rates by age. They represent life expectancy at birth, which is the average

number of years a newborn child is expected to live if current mortality rates prevail during his or her lifetime.

Although life expectancy increased relatively rapidly in the decade prior to the 2012 forecast, the rate of
increase has since stabilized.

Inits Summer 2019 Population Projections update, the Ministry of Finance projected a life expectancy in 2046

of 86.0 years for males and 88.5 years for females in Ontario.

In the current 2020 Schedule 3 forecast update, mortality rates have been revised in line with the Ministry of
Finance’'s 2019 assumptions.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Net Migration — Immigration

Ontario Share of

: HEMSON_I

Canada
Immigration

Canada
Immigration

DISCUSSION

The immigration target range for Canada is set annually by the Federal Minister of Citizenship and
Immigration. Since 1995, the target range has been gradually increased by successive federal governments.
The actual immigration level on any given year fluctuates somewhat, mostly due to administrative matters.
Unlike other migration components, immigration is not strongly influenced by economic cycles.

The immigration target for 2019 is 330,800, with a plan for 341,000 in 2020 and 350,000 in 2021. This
represents a significant increase from the target range of 240,000 to 265,000 in 2012, when the previous
Schedule 3 forecasts were completed.

Canada remains a highly attractive destination for immigrants. Given the current immigration policy framework,
the national target range for immigration is likely to increase over the next 30 years.

The Ministry of Finance does not project immigration at the national level in preparing its Ontario population
projections. The Ministry does however factor recent increases to the immigration target at the Federal level
into its projections.

Consistent with the Ministry of Finance, Canadian immigration levels are assumed to gradually increase over
the forecast period.

Ontario’s share of Canada’s immigration has fluctuated in recent years, peaking at nearly 60% in 2001/02 and
declining to a low of 36% in 2014/15 in large part due to regionalization policies (i.e. Provincial nominee
programs). The introduction of the Express Entry system for skilled workers in 2015 has led to Ontario’s share
of immigration to rise rapidly to just over 44% in 2018/19. The 2020 Schedule 3 forecasts assume that
Ontario’s share of immigration will moderate somewhat to 2026 before stabilizing for the remainder of the
forecast period.

The Ministry of Finance uses a rate approach for determining immigration to Ontario. In its 2019 Population
Projections update, the Ministry assumed Ontario immigration to be equivalent to 1% of Ontario’s population
for the first three years of the projections, before reaching a long-term rate of 0.95% of Ontario’s population by
2025/26.

The 2020 Schedule 3 forecast update uses the Ministry of Finance’s Ontario immigration projection as a
benchmark. Ontario’s share of national immigration is assumed to gradually increase from 44.4% in 2018/19 to
47.3% by 2050/51. The result is an Ontario immigration forecast that is consistent with that projected by the
Ministry of Finance in 2019.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

GGH Share of
Ontario Immigration

GTAH and Outer
Ring Share of GGH
Immigration

Age Structure of
Immigrants by
Census Division
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DISCUSSION

The GGH share of Ontario immigration has been relatively stable over the past 15 years, ranging from a low of
86.7% to a high of 88.9%.

In the 2020 Schedule 3 forecast update, the GGH share is assumed to remain within the historical range,
gradually increasing from 87.5% in 2019/20 to 88.5% by 2050/51.

This assumption is consistent with the Ministry of Finance Summer 2019 Population Projections.

The GTAH’s share of GGH immigration has been steady for 20 years at about 93%. Although it increased
slightly in the years leading up to the 2012 Schedule 3 forecast update, it has since decreased to 92.2% in
2018/19. The expectation is that the long-term share is likely to remain at the historical level of 93%, with
immigrant settlement decreasing in the City of Toronto and increasing in the GTAH Regional Municipalities,

particularly Peel Region. This assumption is consistent with recent trends.

The Outer Ring share has consistently ranged between 6.4% and 7.5%, but reached a high of 7.8% in 2018/19.
Similar to the GTAH share, the long-term expectation is that the Outer Ring share of immigration will settle

within the historical range.

As such, the 2020 Schedule 3 forecast update assumes a long-term split of GGH immigration of 93% and 7%
for the GTAH and Outer Ring respectively. Most immigrant settlement in the Outer Ring is assumed to occur in
the Regions of Waterloo and Niagara and the Wellington Census Division (Wellington County and the City of
Guelph).

The age structure of future immigrants is determined with reference to the age structure of immigrants for
each census division since 2006 using data from Statistics Canada’s Annual Demographic Estimates. The age
structure of recent immigrants (last 5 years) is given a heavier weighting in establishing age structures moving
forward.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Canada Emigration

Ontario Share of
Canada Emigration

GGH Share of
Ontario Emigration

Net Migration - Emigration

Census Division
Share of GGH
Emigration

Age Structure of
Emigrants by
Census Division
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DISCUSSION

Emigration is a relatively small component of the forecast for the GGH and does not change much over time.
There are three types of emigration that Statistics Canada tracks: Emigrants, Returning Emigrants, and Net

Temporary Emigrants.

Net emigration from Canada in the years leading to 2020 have been within the historical range, from a high of
54,000 in 2014/15 to a low of 47,800 in 2017/18. The 2020 Schedule 3 forecast update was set to reflect the

relative long-term stability of Canada’s net emigration.

In its Summer of 2019 population projections, the Ministry of Finance assumed a gradual increase of Ontario’s
net emigration from 26,400 to 32,100 by 2046.

The 2020 Schedule 3 forecast update adopted assumptions that are similar to those produced by the Ministry of

Finance.

The 2020 Schedule 3 forecast update assumes that the GGH share of Ontario’s net emigration is stable over the

forecast period, increasing gradually from 73.0% to 74.5% by 2051.

The resulting net emigration for the GGH is similar to that assumed in the Ministry of Finance’s 2019

Population Projections.

In its 2019 Population Projections, the Ministry of Finance assumed a slight increase in the GTAH’s share of
GGH emigration from 79% to 80% by 2046.

In the 2020 Schedule 3 forecast update, each GGH census division’s share of GGH emigration is set based on
current trends for the entire forecast period. The resulting net emigration patterns are similar to those
projected by the Ministry of Finance.

The age structure of future emigrants is determined with reference to the age structure of emigrants for each
census division since 2006 using data from Statistics Canada’s Annual Demographic Estimates. The age
structure of recent emigrants (last 5 years) is given a heavier weighting in establishing age structures moving

forward.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Canada Change in
Non-Permanent

Net Migration — Change in Non-Permanent Residents

Census Division
Shares of GGH
Non-Permanent
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Residents

Ontario Change in
Non-Permanent

Residents

GGH Change in
Non-Permanent

Residents

Residents

DISCUSSION

With the exception of the period covering the refugee backlog clearance program of 1988-1993, the number of
non-permanent residents living in Canada was relatively steady to 2012. Since the 2012 Schedule 3 forecast
update, the non-permanent resident population in Canada has increased dramatically. Much of the recent

growth in non-permanent residents is due to international students and their families settling in the GGH.

The 2020 Schedule 3 forecast update acknowledges the recent increase in non-permanent residents, and
assumes that the number of non-permanent resident students will remain high even as the rate of non-

permanent resident student growth slows.

This assumption is consistent with Ministry of Finance 2019 Population Projections.

Prior to 2013, the non-permanent resident population in Ontario had never exceeded 300,000; it is currently
about 580,000.

As with the non-permanent residents nationally, the 2020 Schedule 3 forecast update assumes a continuation
of the recent trend of higher non-permanent residents in Ontario in the near-term, with growth rates gradually
slowing from the medium-term onwards. This assumptions is consistent with the Ministry of Finance 2019

Population Projections.

In its Summer of 2019 Population Projections, and in line with trends observed at the provincial and national
levels, the Ministry of Finance assumed that the recent marked increases in non permanent residents to the
GGH would continue in the near-term, before stabilizing to a more long-term average consistent with historical

trends.

This assumption has been adopted in the 2020 Schedule 3 forecast update.

In the 2020 Schedule 3 forecast update, each census division’s shares of non-permanent residents are set to

be consistent with those used by the Ministry of Finance in its 2019 Population Projections.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Age Structure of
GGH and Census
Division Change in
Non-Permanent
Residents

Ontario Inter-
Provincial In-
Migration

Ontario Inter-
Provincial Out-
Migration

GGH Share of Inter-
Provincial In-
Migration

GGH Share of Inter-
Provincial Out-
Migration

Census Division
Share of GGH Inter-
Provincial In-
Migration

Net Migration - Inter-Provincial Migration

Census Division
Share of GGH Inter-
Provincial Out-
Migration
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DISCUSSION

The age structure of future non-permanent residents is determined with reference to the age structure of non-
permanent residents for each census division since 2006 using data from Statistics Canada’s Annual
Demographic Estimates. The age structure of recent non-permanent residents (last 5 years) is given a heavier

weighting in establishing age structures moving forward.

In its 2019 Population Projections, the Ministry of Finance assumed a continuation of recent net inter-
provincial in-migration in the short-term, stabilizing to a zero net inter-provincial migration by 2021 and for the
rest of the forecast period to 2046.

In the 2020 Schedule 3 forecast update, the short-term forecast was adjusted to reflect COVID-19 specific
assumptions (see the main body of this report), while the long-term forecast assumed zero net inter-provincial
migration, consistent with Ministry of Finance’s assumptions.

Inits 2019 Population Projections, the Ministry of Finance held the GGH census division’s shares of Ontario’s

net inter-provincial in-flow and out-flow constant over the forecast period to 2046.

The 2020 Schedule 3 forecast update adopts these Ministry of Finance shares over the long-term to 2051.

In the 2020 Schedule 3 forecast, the GTHA and Outer Ring census division shares of net inter-provincial
migration in the near-term were set based on recent trends before returning to long-term shares that are
consistent with those assumed by the Ministry of Finance in its 2019 Population Projections. Overall, the GTAH
will experience a small net inter-provincial in-migration, while the Outer Ring will experience a small net inter-

provincial out-migration over the forecast period.

Within the GTAH and Outer Ring, each census division’s shares were set with reference to recent and

historical trends.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Age Structure of
GGH and Census
Division Net Inter-
Provincial Migrants

Ontario Forecast
Total Population

GGH Contribution
to Pool (Out-
Migrants)

GGH Contribution
to Pool (In-
Migrants)

Census Division
Shares of Out-
Migrant Pool

Net Migration - Intra-Provincial Migration

Census Division
Shares of In-
Migrant Pool
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DISCUSSION

The age structure of future inter-provincial migrants is determined with reference to the age structure of inter-
provincial migrants for each census division since 2006 using data from Statistics Canada’s Annual
Demographic Estimates. The age structure of recent inter-provincial migrants (last 5 years) is given a heavier

weighting in establishing age structures moving forward.

In the 2020 Schedule 3 forecast updates, this assumption is based on a provincial model that generates intra-
provincial migrant pools for the GGH and the rest of Ontario. The pools are populated with reference to recent
intra-provincial movements for each GGH census division as well as an estimate for the rest of Ontario. This

approach mirrors that used for the 2012 Schedule 3 forecast update.

The annual number of intra-provincial migrants in Ontario from this provincial model increases gradually from
just over 409,000 in 2019/20 to just over 553,000 in 2050/51.

The GGH contribution to the intra-provincial pool is not specifically forecast, but rather is the sum of the
census divisions (see below). This is because intra-provincial migration consists of migration at a geographic

level smaller than the GGH.

In the 2020 Schedule 3 forecast update, the contribution to the intra-provincial migration pool is calculated for
each individual census division. This results in the GTAH’s total contribution to the pool increasing from 61% to

65% over the forecast period, which is consistent with the recent 15-year trend.

Similarly, more than 50% of the intra-provincial migration pool was set to be destined to the GTAH in the near-
term, increasing to 52.4% by 2051. In the Outer Ring, the recent trend of high shares of intra-provincial
migration is carried forward, increasing gradually to 23.2% by 2051.

Within the GTAH and the Outer Ring, the shares of intra-provincial migrants to each census division are set
based on recent trends. In most census divisions, a continuation of the trend over the past 15 years is assumed
over the forecast period. Within the Outer Ring, intra-provincial migration is directed to the major urban

centers, particularly to the west and north of the GTAH.
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FORECASTING POPULATION FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

ASSUMPTION

Age Structure of
GGH and Census
Division Net Intra-
Provincial Migrants

Census Division
Net Under-
Coverage Rates for
Total Population

Net Under-Coverage

DISCUSSION

The age structure of future intra-provincial migrants is determined with reference to the age structure of intra-
provincial migrants for each census division since 2006 using data from Statistics Canada’s Annual
Demographic Estimates. The age structure of recent intra-provincial migrants (last 5 years) is given a heavier

weighting in establishing age structures moving forward.

The Schedule 3 forecasts are based on data collected every 5 years by Statistics Canada as part of the
national Census. Though a national (100%) survey, some people are missed in the Census and some people
are counted twice (or otherwise should not have been counted). Based on studies conducted after the Census,
in Canada about 4% of persons were missed (under-coverage) and 1% over covered, yielding a net under-
coverage of about 3%. In Ontario, the net under-coverage is higher at about 4%. The population counted by the
Census is the “Census Population” and the population count including the net under coverage is “Total
Population.” The Schedule 3 population forecasts represent Total Population.

In the 2020 Schedule 3 forecast update, net under-coverage rates are based on the most recent (2016) under-
coverage rates available using the difference between the Census count and the Annual Demographic

Estimates population as the basis of the rate.

General Notes on Housing Distribution:

= The housing forecasts in this report are based on data available as of March 2020, including data from Statistics Canada’s Census

of 2016. Statistics Canada building permit data, and housing data provided by the Canadian Mortgage Housing Corporation, mainly

related to new housing and types of housing as well as semi-annual rental surveys of vacancy rates, are also important sources.

=  The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's A Place to

Grow conformity work. Planned housing mixes will continue to be decided by municipalities through their local planning processes.

= Detailed assumptions on the housing distribution in each GGH municipality are provided in Appendix B.

: HEMSON_I
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FORECASTING EMPLOYMENT FOR GTAH AND CENSUS DIVISIONS IN THE OUTER RING

Employment Base

Total Employment

ASSUMPTION

Determine 2016
Employment Base by
Place of Work for
Each Census Division

Determine 2016
Employment Base by
Place of Work for
Upper- and Single-
Tier Municipalities

Age and Sex Specific
Labour Force
Participation Rates by
Census Division

Unemployment Rate
Estimate for 2021

Unemployment Rate
Forecast Beyond
2021

Net-In Commuting
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DISCUSSION

This is based on the sum of three employment types: 1) usual place of work employment, 2) work at home
employment and 3) no fixed place of employment (by place of residence).

For each census division, no fixed place of employment is treated as a metropolitan “pool” and distributed in
proportion to the number of usual place of work and work at home employees in each area and for each
industry type (e.g. no fixed place of employment workers in manufacturing are assumed to work on a given
day where other manufacturing employees work rather than where they happen to live). Employment in each
area is the sum of usual place of work, work at home and allocation of the no fixed place of work pool. This
approach is consistent with that used for the 2012 Schedule 3 forecasts.

Statistics Canada’s 7he Labour Force in Canada and its Regions: Projections to 2036, informs the
assumptions for labour force participation. In the 2012 Schedule 3 forecasts labour force participation rates
were consistent with the projections in Ontario’s Long-Term Report on the Economy, 2010.

The unemployment rate for the next Census year is estimated based on short-term cyclical expectations and
COVID-19 impact assumptions (see p.5). The unemployment rate estimate for 2019 is based on the latest
Labour Force Survey with adjustment to approximate the Census definition of employment and

unemployment.

A similar long-tem unemployment rate to that used in Ontario’s Long-Term Report on the Economy, 2017, is
used for the 2020 Schedule 3 forecasts: between 5% and 7% from 2026 out to 2051.

A Place to Grow policies encourage the building of “complete communities” where people live close to
where they work. Over time, as A Place to Grow policies shift development patterns, urban centres in the
Outer Ring will gradually become more “complete”. The GTAH will continue to be the largest economic and
employment hub of the GGH. In the 2012 Schedule 3 forecasts, net in-commuting was assumed to grow in
line with employed labour force growth, though at a slower rate.
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DISTRIBUTING EMPLOYMENT BY TYPE

Employment by Category

ASSUMPTION

Estimated Major
Office
Employment
Current Floor
Space per Worker

Estimated Major
Office
Employment
Current Vacancy
Rate

Estimated 2016
Occupied Major
Office
Employment
Space

Growth in Major
Office
Employment -
Multiple of
Growth Rate in
Total Employment

Forecast Floor
Space per Worker
in Major Office
Employment
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DISCUSSION

This assumption is based on analysis of occupied office space and employment, various local studies of floor

space per worker (FSW), and CoStar datasets (see CoStar.com).

This assumption is based on available published information, primarily from real estate brokers and CoStar

datasets.

This assumption relates to existing space plus space under construction that is scheduled to be completed and

occupied by end of the Census period.

These assumptions have been updated for each census division in 2020 based on most recent information and

analysis, including CoStar datasets.

In the 2020 forecasts the floor space per worker in major office employment was kept constant at 21.0 m? in all

census divisions (on a GFA basis), consistent with current expectations of most observers.

The 2012 Schedule 3 forecasts assumed an equivalent 21.5 m?in all census divisions (on a GFA basis).
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DISTRIBUTING EMPLOYMENT BY TYPE

ASSUMPTION DISCUSSION
Growth in
Population
Related The assumptions for each census division were updated based on most recent information and analysis,
Employment — including a detailed review of small area data generated by Census place of work, municipal employment
Ratio to surveys, and CoStar datasets.
Population
Portion of
Employment _ L _ _ .
Growth in The assumptions for each census division were updated based on most recent information and analysis,
including a detailed review of small area data generated by Census place of work, municipal employment
EmELo:(;T;ent surveys, and CoStar datasets.

Employment

Portion of
Employment Setting this assumption in the 2020 Schedule 3 forecast is based on an analysis of agricultural and other
Growth in Rural primary industries, particularly in areas where a large working rural population exists. The amount assigned is
Based higher in more rural areas in the Outer Ring, but very small in large urban areas within the GTAH,
Employment

S Forecast Share of

§ Growth in

<=: Occupied Major In the 2020 Schedule 3 forecasts, the allocation of shares in the GTAH is based on a combination of historical
= Office Space for patterns and planning policy, with most growth still allocated to Toronto, followed by Peel, York and Halton.
é Upper- and The influence of A Place to Grow policy increases the current relatively low shares in Durham and Hamilton.
= Single-Tier

S

i}

Municipalities
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DISTRIBUTING EMPLOYMENT BY TYPE

ASSUMPTION

Allocation of
Population-
Related
Employment into
Regional and
Local Categories

Shares of
Regional
Population-
Related
Employment to
Upper- and
Single-Tier
Municipalities

Shares of Local
Population-
Related
Employment to
Upper- and
Single-Tier
Municipalities

Shares of

Employment Land

Employment to
Upper- and
Single-Tier

Municipalities

: HEMSON_I

DISCUSSION

In the 2020 Schedule 3 forecasts, about 16% is allocated to the “regional” base (e.g. universities, hospitals, and
large commercial retail outlets) with the remainder local. This contrasts with an equivalent 17.5% share used in
the 2012 Schedule 3 forecasts.

|n

In the 2020 Schedule 3 forecasts, the allocation of shares of “regional” population-related employment is
based on an expectation that Toronto and Hamilton will accommodate most of the growth in the GTAH but that
the shares in the Regional Municipalities will increase. In the Outer Ring, the larger regional service centres are

forecast to accommodate the majority of this type of population-related employment.

In the 2020 Schedule 3 forecasts, the allocation of shares of local population-related employment is directly

tied to the location of population growth.

In the 2020 Schedule 3 forecasts, the allocation of shares of employment land employment is largely based on

observed evolving growth patterns and the availability of land to accommodate growth.
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DISTRIBUTING EMPLOYMENT BY TYPE

ASSUMPTION DISCUSSION

Shares of Rural-
Based

In the 2020 Schedule 3 forecasts the allocation of growth is largely dictated by the nature of the areas
Employment to

themselves (i.e. rural employment is allocated to rural areas and existing concentrations of this type of

Upper- and employment).

Single-Tier
Municipalities

General Notes on Employment Distribution:

= Although there are more data sources available for detailed employment today, generally sources on employment, non-residential
space and land use are not as comprehensive as for population and housing. Employment and related statistics are also subject to
structural and cyclical forces which make forecasting employment inherently more speculative. The specific assumptions provided
here are set based on a broad range of available economic, market and municipal data at the time that forecasts are prepared.

= The categorization of employment is not considered to be highly influenced by A Place to Grow; rather it is more instrumental in the
location of growth (i.e. the relative number of people in offices versus industrial buildings is the result of broad economic factors not
highly influenced by the A Place to Grow, but the location of the offices or industrial buildings has a significant associated policy
component).
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APPENDIX B

DETAILED FORECAST RESULTS
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INTRODUCTION

Appendix B sets out detailed forecast results for the GGH, GTAH, Outer Ring, and each single- and upper-tier municipality listed in
Schedule 3. Although the layout is somewhat different from the Greater Golden Horseshoe Growth Forecasts to 2041 (2012, including

Technical Addendum, 2013), very similar information is provided for each municipality.
The results for the GGH, GTAH, and Outer Ring are set out in tables that provide:

= netinternational, net inter-provincial, net intra-provincial, and total net migration, as well as growth by natural increase;
= net commuting 1991 to 2051;

= |abour force participation by age and sex 2016 and 2051;

=  population age structure 2016 and 2051;

=  housing by type 2011 to 2051; and

=  employment by type 2011 to 2051.

The results for each single- and upper-tier municipality are set out in tables that provide:

= socio-economic profile and key assumptions used to inform the population and employment forecast;
=  population Reference Forecast and High and Low Scenarios 2011 to 2051;

=  housing by type 2011 to 2051;

=  population age structure 2016 and 2051;

= employment Reference Forecast and High and Low Scenarios 2011 to 2051; and

=  employment by type 2011 to 2051.
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Greater Golden Horseshoe (GGH)

Net Migration Natural
Years
International  Inter-Provincial Intra-Provincial Total Increase
2016-2021 688,000 14,000 (106,000) 596,000 185,000
2021-2026 686,000 (3,000) (98,000) 585,000 219,000
2026-2031 635,000 (5,000) (110,000) 520,000 233,000
2031-2036 666,000 (5,000) (125,000) 536,000 226,000
2036-2041 702,000 (5,000) (139,000) 558,000 212,000
E— 2041-2046 737,000 (5,000) (153,000) 579,000 208,000
~ ;é‘:m,”m 2046-2051 767,000 (5,000) (178,000) 584,000 207,000
S i Total 2016-51 4,882,000 (16,000 (908,000) 3,958,000 1,490,000
Net In-Commuting Labour Force Participation Population Age Structure
30,000 90+  |E—
20,000 Males 4,051 Females 4,5, 80- 51—
10,000 75 E— m 2016 75* — m2016 70-74 | E——
0 65-69 mE— 65-69 E— 6061 E——
E— E— —
-10,000 55-50 mE— 55-50 m— 50-54 |E——
-20,000 ] E—— 40-44  ——
-40,000 35-39 E—— 35-30 E—— 20-24 E———
e e I
-50,000 25-29 e—— 25-29 Ee—— i s
-60,000 e E—— 0-4 I E——
§ § § § g g g g g g § g g 5 15-19 me— 15-19 e— o 500,000 1,000,000
o e e e s e e e e 0% 50% 100% 0% 50% 100% m2051 m2016
Housing By Type! Employment By Type
Ground-Related  Apartments® Major Office Pop-Related Emp. Land
2011 2,202,000 974,000 3,176,000 883,000 1,708,000 1,539,000 156,000 4,286,000
2016 2,326,000 1,078,000 3,404,000 1,012,000 1,875,000 1,523,000 159,000 4,569,000
2021 2,477,000 1,196,000 3,673,000 1,084,000 2,000,000 1,543,000 162,000 4,789,000
2031 2,915,000 1,465,000 4,380,000 1,304,000 2,172,000 1,941,000 175,000 5,592,000
2041 3,362,000 1,671,000 5,033,000 1,488,000 2,374,000 2,207,000 184,000 6,253,000
2051 3,760,000 1,868,000 5,628,000 1,699,000 2,664,000 2,452,000 191,000 7,006,000
2016-51 Growth 1,434,000 790,000 2,224,000 687,000 789,000 929,000 32,000 2,437,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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International

Net Migration

Inter-Provincial

Intra-Provincial

Natural

Increase

Net In-Commuting
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Labour Force Participation
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2016-2021 607,000 22,000 (231,000) 398,000 169,000
2021-2026 639,000 7,000 (247,000) 399,000 193,000
2026-2031 600,000 5,000 (264,000) 341,000 207,000
2031-2036 628,000 5,000 (285,000) 348,000 205,000
2036-2041 662,000 5,000 (300,000) 367,000 196,000
2041-2046 695,000 5,000 (311,000) 389,000 193,000
2046-2051 722,000 5,000 (334,000) 393,000 193,000
Total 2016-51 4,552,000 58,000 (1,970,000) 2,640,000 1,355,000

Population Age Structure
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Employment By Type

Housing By Type1

Ground-Related  Apartments® Major Office Pop-Related Emp. Land
2011 1,530,000 841,000 2,371,000 837,000 1,265,000 1,169,000 56,000 3,327,000
2016 1,600,000 932,000 2,532,000 965,000 1,405,000 1,139,000 56,000 3,565,000
2021 1,699,000 1,034,000 2,733,000 1,034,000 1,498,000 1,176,000 56,000 3,764,000
2031 1,977,000 1,259,000 3,236,000 1,239,000 1,584,000 1,450,000 57,000 4,330,000
2041 2,264,000 1,424,000 3,688,000 1,410,000 1,702,000 1,635,000 58,000 4,805,000
2051 2,531,000 1,588,000 4,119,000 1,605,000 1,909,000 1,787,000 58,000 5,359,000
2016-51 Growth 931,000 656,000 1,587,000 640,000 504,000 648,000 2,000 1,794,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.

HEMSON_|

Detailed Forecast Results

| 60



20,000
0
-20,000
-40,000
-60,000
-80,000

-100,000

Outer Ring (OR)
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] Outer Ring [OR)

Greater TOronto

(GTAH)

Separated Cities

Net In-Commuting

Years

International

Inter-Provincial

Net Migration

Intra-Provincial

Natural

Increase

/\,J\

-120,000

1991
1996

2001
2006

2011
2016
2019
2021
2026

2031

2036
2041
2046
2051

Housing By Type1

2016-2021 81,000 (8,000) 125,000 198,000 16,000
2021-2026 47,000 (10,000) 149,000 186,000 26,000
2026-2031 35,000 (10,000) 154,000 179,000 26,000
2031-2036 38,000 (10,000) 160,000 188,000 21,000
2036-2041 40,000 (10,000) 161,000 191,000 16,000
2041-2046 42,000 (10,000) 158,000 190,000 15,000
2046-2051 45,000 (10,000) 156,000 191,000 14,000
Total 2016-51 330,000 (74,000) 1,062,000 1,318,000 134,000
Labour Force Participation Population Age Structure
90+  —
Males  gy0s1 Females ;s 00
75+ m— 75+ ® I ——
E—— m 2016 —_— W 2016 70-74 |IE——
65-60 mmm— 65-60 mmm—— 60-64 | ——
—_— —_— e —
55-59 E—— 55-59 m— 50-54 =__
—_— —_— 40-44  —
45-49 —— 45-49 E—— —
—_— e el s———
35-30 35-30 Ee—— 20-20 EE——
— e —
25-29 me—— 25-29 me—— e m—
e E—— 0-4 | —
15-19 —— 15-19 E— o 100,000 200,000
0% 50% 100% 0% 50% 100% m2051 m2016

Employment By Type

Ground-Related  Apartments® Major Office Pop-Related Emp. Land
2011 672,000 133,000 805,000 46,000 443,000 370,000 100,000 959,000
2016 726,000 146,000 872,000 47,000 470,000 384,000 103,000 1,004,000
2021 778,000 162,000 940,000 50,000 502,000 367,000 106,000 1,025,000
2031 938,000 206,000 1,144,000 65,000 588,000 491,000 118,000 1,262,000
2041 1,098,000 247,000 1,345,000 78,000 672,000 572,000 126,000 1,448,000
2051 1,229,000 280,000 1,509,000 94,000 755,000 665,000 133,000 1,647,000
2016-51 Growth 503,000 134,000 637,000 47,000 285,000 281,000 30,000 643,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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City of Toronto

Dufferin

Year

2 Peterborough
s Kawartha
- Lakes | Peterborough
Northumberland

Greater Toronto
1 Arza Hamilton
(GTAH)

Haldimand 7 Outer Ring [OR)

Separated Cities

Population

The City of Toronto is the primary central city in the GGH. Although the 2012 Schedule 3 population
forecast for the City in 2019 was within 1% of 2019 Annual Demographic Estimates, the 2012
employment forecast underestimated current employment, particularly in downtown major offices
and employment areas. The 2020 forecasts assume continued employment area regeneration and,
in the short-term, continued focus on the downtown office market with a gradual cycling back to a
more even distribution of major office employment between downtown Toronto and the GTAH
Regions over the long-term. The City will experience net in-commuting, following a longstanding
pattern, even as other GTAH municipalities transition to more "complete communities" (per APTG
policy). Population growth in the City will be strongly influenced by the availability of housing.
Robust housing growth is forecast for the short-term, consistent with the recent 15-year trend, with
housing growth moderating in the long-term. Virtually all new housing will be in apartments.

Housing By Type!

Population Age Structure

Reference High Low Ground-Related  Apartments’ Total 2016 and 2051
2011 2,705,000 2,705,000 2,705,000 452,000 596,000 1,048,000 0 —
2016 2,819,000 2,819,000 2,819,000 451,000 662,000 1,113,000 | o0

0.0 [—
2021 3,034,000 3,040,000 3,035,000 464,000 731,000 1,195,000 [| oo Co——
2031 3,287,000 3,301,000 3,191,000 483,000 871,000 1,354,000 | 10—
2041 3,465,000 3,514,000 3,299,000 498,000 955,000 1,453,000 | —
2051 3,651,000 3,766,000 3,442,000 509,000 1,034,000 1,543,000 0-¢ M——
2016-51 Growth 832,000 947,000 623,000 58,000 372,000 430,000 Do e

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 1,529,000 1,529,000 1,529,000 592,000 594,000 343,000 - 1,529,000
2016 1,608,000 1,608,000 1,608,000 667,000 643,000 298,000 - 1,608,000
2021 1,697,000 1,697,000 1,697,000 714,000 677,000 306,000 - 1,697,000
2031 1,829,000 1,843,000 1,773,000 841,000 637,000 351,000 - 1,829,000
2041 1,895,000 1,931,000 1,800,000 927,000 644,000 325,000 - 1,896,000
2051 1,979,000 2,055,000 1,861,000 1,016,000 687,000 276,000 - 1,979,000
2016-51 Growth 371,000 447,000 253,000 349,000 44,000 (22,000) - 371,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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Region of Peel

The Region of Peel contains a large concentration of major offices and employment land that is
S well served by Provincial highways and Pearson International Airport. The 2012 Schedule 3
mm“{; \ e\ ‘ population forecast for the Region in 2019 was slightly lower than 2019 Annual Demographic
o ) Estimates whereas the 2012 employment forecast overestimated current employment. The 2020
: wmmmﬂ forecasts assume continued rapid growth over the period to 2051. Population growth will be fuelled
by out-migration from Toronto as well as immigration (immigration has been rising steadily in Peel
for more than 20 years; nearly 26% of all immigrants to Ontario in 2018/19 settled in Peel).
= Although ground-related housing will continue to predominate, the housing built form in Peel will
become increasingly compact over the long-term as existing urban areas intensify. The Region is
- g i = 55:5!?"“’" forecast to continue to be the only GTAH municipality, other than Toronto, to experience net in-
srant ek PP | mm cuterging (OR) commuting. Major transportation initiatives, such as the Hurontario Light Rail Transit and GTA
' o West Corridor, will support long-term growth.

- Population Housing By Type' Population Age Structure
ear
Reference High Low Ground-Related  Apartments’ Total 2016 and 2051
2011 1,339,000 1,339,000 1,339,000 303,000 100,000 403,000 90+
80-84 [E—
2016 1,433,000 1,433,000 1,433,000 323,000 107,000 430,000 70-74 | EEE—
I
60-64 I
2021 1,578,000 1,582,000 1,578,000 346,000 115,000 461,000 || ., ., —m——
I
2031 1,828,000 1,858,000 1,762,000 421,000 141,000 562,000 || " E——
I
2041 2,048,000 2,126,000 1,936,000 490,000 163,000 653,000 )
10-14
2051 2,277,000 2,433,000 2,136,000 546,000 183,000 729,000 0-4 ——
0 50,000 100,000150,000200,000
2016-51 Growth 844,000 1,000,000 703,000 223,000 76,000 299,000 m2051 m2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 649,000 649,000 649,000 112,000 214,000 316,000 8,000 650,000
2016 695,000 695,000 695,000 128,000 200,000 359,000 8,000 695,000
2021 736,000 736,000 736,000 138,000 235,000 354,000 8,000 735,000
2031 871,000 884,000 839,000 171,000 292,000 399,000 8,000 870,000
2041 962,000 997,000 906,000 205,000 317,000 431,000 9,000 962,000
2051 1,068,000 1,141,000 997,000 244,000 355,000 461,000 9,000 1,069,000
2016-51 Growth 373,000 446,000 302,000 116,000 155,000 102,000 1,000 374,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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Region of York

The Region of York contains large employment areas as well as established major office nodes
e near Highways 404 and 7 in Markham and Richmond Hill. Current population and employment
T e estimates are somewhat lower than anticipated by the 2012 Schedule 3 forecasts, in part due to
e ' delays in extending Regional services to new urban areas. The 2020 forecasts assume more rapid
Northumbariand growth as the Region expands its urban boundaries and intensifies existing urban areas. Population
s growth will be fuelled by in-migration from Toronto and, to a lesser extent, immigration; nearly 9%

' e of all immigrants to Ontario in 2018/19 settled in York. A diverse economic base, together with a
belagon, = o ready supply of develople land (including 2,400 ha of employment land), municipal water and sewer
w service expansion, and major transit investments, including the Yonge-University subway extension

- e I = Eiaﬁémgw to Vaughan (in 2017) and future subway extension to Richmond Hill and Markham, will support long
Brant. P ol e T e term growth. By 2051, the Region is forecast to experience net in-commuting for the first time.

Population Housing By Type' Population Age Structure

Year
Reference High Low Ground-Related  Apartments’ Total 2016 and 2051

2011 1,066,000 1,066,000 1,066,000 287,000 37,000 324,000 90+ pr—
80- 84 | E—
2016 1,145,000 1,145,000 1,145,000 309,000 48,000 357,000 70-70 EE—
6064 E——
2021 1,211,000 1,212,000 1,211,000 334,000 60,000 394,000 || . ., E————
—  aaaaa
2031 1,458,000 1,469,000 1,425,000 396,000 86,000 482,000 ————————
30-34 |E—
2041 1,738,000 1,774,000 1,672,000 461,000 112,000 573,000 0-N
10-14 |
2051 2,021,000 2,109,000 1,928,000 525,000 140,000 665,000 0-4 T——
0 50,000 100,000 150,000
2016-51 Growth 876,000 964,000 783,000 216,000 92,000 308,000 m2051 m2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 485,000 485,000 485,000 78,000 175,000 217,000 15,000 485,000
2016 544,000 544,000 544,000 91,000 202,000 236,000 15,000 544,000
2021 580,000 580,000 580,000 99,000 208,000 258,000 15,000 580,000
2031 691,000 695,000 674,000 125,000 235,000 315,000 16,000 691,000
2041 830,000 846,000 796,000 151,000 266,000 397,000 16,000 830,000
2051 994,000 1,038,000 945,000 180,000 310,000 487,000 16,000 993,000
2016-51 Growth 450,000 494,000 401,000 89,000 108,000 251,000 1,000 449,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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Region of Durham

Dufferin

Year

Haldimand

Greater Toronto
1 Arza Hamilton
(GTAH)

(7] Outer Ring [OR)

Separated Cities

Population

The Region of Durham comprises suburban development along its lakeshore municipalities and
rural areas and small towns to the north. Energy and automotive industries are major employers
and, in the GTAH context, the Region has an active agricultural sector. Like the original 2005
Schedule 3 forecasts, the 2012 Schedule 3 forecasts overestimated growth in 2019, in part because
of the unexpected delay in development of the Seaton lands. The 2020 forecasts assume that
growth will accelerate in Durham, partly due to APTG policies that promote "complete
communities" throughout the GGH; net out-commuting, currently about 31% of the resident
employed labour force in Durham, is assumed to fall to about 22% by 2051. Population growth will
be driven by in-migration from other parts in the GTAH. Growth will also be supported by
investments in Provincial highways (e.g. the widening of Highway 401, construction of Highway 418,
and extension of Highway 407) and regional (GO) transit services as well as, in the long-term, the
development of the Pickering Airport.

Housing By Type® Population Age Structure

Reference High Low Ground-Related  Apartments’ Total 2016 and 2051
2011 627,000 627,000 627,000 186,000 28,000 214,000 %01
80-84 mE—
2016 666,000 666,000 666,000 198,000 30,000 228,000 [ 7o 7 mm——
2021 722,000 722,000 722,000 213,000 34,000 247,000 || o7 E—
g —
2031 889,000 893,000 877,000 264,000 48,000 312,000 | Y ——
30-34 |E——
2041 1,087,000 1,104,000 1,060,000 326,000 61,000 387,000 | 0 E——
10-14 O
2051 1,296,000 1,342,000 1,253,000 386,000 76,000 462,000 | o+ m——
0 40,000 80,000
2016-51 Growth 630,000 676,000 587,000 188,000 46,000 234,000 w2051 w2016

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 212,000 212,000 212,000 16,000 100,000 83,000 13,000 212,000
2016 224,000 224,000 224,000 18,000 122,000 71,000 13,000 224,000
2021 235,000 235,000 235,000 19,000 128,000 75,000 13,000 235,000
2031 317,000 319,000 313,000 22,000 148,000 135,000 13,000 318,000
2041 388,000 394,000 377,000 27,000 170,000 178,000 13,000 388,000
2051 464,000 482,000 448,000 36,000 203,000 213,000 13,000 465,000
2016-51 Growth 240,000 258,000 224,000 18,000 81,000 142,000 - 241,000

decided by municipalities through their local planning processes.

1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be

2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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Region of Halton

The Region of Halton exhibits urban and suburban development to the south and more rural
v settlement in the north. Employment areas are concentrated along east-west Provincial highways
SN fowarthe and there is an established major office hub along the Queen Elizabeth West Highway corridor in
5'":',_, : ] Oakville and Burlington. Although one of Canada's fastest growing municipalities between 2001 and
© Nomumberand 2011, the Region's growth rate has since slowed. As such, the 2012 Schedule 3 forecasts somewhat
s overestimated growth to 2019. The 2020 forecasts assume more rapid growth moving forward as
' S the expansion of Regional services in the north accelerates the development of ground-related
belagon, Y e housing and plans to intensify urban areas in the south are realized. Growth will be fuelled by in-
w migration from elsewhere in the GTAH, principally Toronto and Peel, and by long-term by
g oy m = ?:E’mw infrastructure investments such as the expansion of regional (GO) transit services. Employment
Brant Nl ol e growth will continue to be focussed in designated employment areas along Highway 401 and
= existing office nodes in the south.

Population Housing By Type' Population Age Structure

Year
Reference High Low Ground-Related  Apartments’ Total 2016 and 2051

2011 517,000 517,000 517,000 150,000 29,000 179,000 90+
80-84 E—
2016 565,000 565,000 565,000 160,000 33,000 193,000 70-70 | EE—
60-64 |IEEE—
2021 618,000 619,000 618,000 173,000 40,000 213,000 w0, 5, ——
2031 767,000 775,000 754,000 216,000 52,000 268,000 0 —
30-34 |E—
2041 931,000 955,000 902,000 261,000 66,000 327,000 el mm—
10-14 I
2051 1,103,000 1,156,000 1,060,000 307,000 81,000 388,000 0-4 E—
0 40,000 80,000
2016-51 Growth 538,000 591,000 495,000 147,000 48,000 195,000 m2051 m2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 234,000 234,000 234,000 24,000 80,000 121,000 9,000 234,000
2016 263,000 263,000 263,000 29,000 113,000 113,000 9,000 264,000
2021 278,000 278,000 278,000 31,000 120,000 119,000 9,000 279,000
2031 352,000 355,000 346,000 40,000 137,000 166,000 9,000 352,000
2041 420,000 431,000 406,000 51,000 157,000 203,000 9,000 420,000
2051 498,000 522,000 477,000 66,000 186,000 236,000 9,000 497,000
2016-51 Growth 235,000 259,000 214,000 37,000 73,000 123,000 - 233,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.

HEMSON.| Detailed Forecast Results | 66




City of Hamilton

Peterborough
L Kawartha y
| Peterborough
Simcoe. Lakes ’ :
Bavsic
Northumberiand
Dufferin
Pae Taronte
= L
Wellington : > )
Buslph i -
Waterloo
: - ] Greater Toronto
o Niagara 1 Arza Hamilton
3 (G5TAH)
g Haldimand - [ Outer Ring [OR)
- Separated Cities

Year

Population

Although one of the oldest urban centres in the GGH, increasingly integrated housing and labour
markets have drawn the City of Hamilton closer into the social and economic orbit of the broader
GTAH in recent decades. The City is home to a major university (McMaster
more industrialized than in the rest of the GTAH, with a heavy emphasis on manufacturing. The
2012 Schedule 3 forecasts generally overestimated population and employment in Hamilton to
2019, though the pattern of growth in the last few years is evidence of a rejuvenating City. The 2020
forecasts assume more rapid growth moving forward. Population growth will be driven by
significantly higher levels of in-migration from the rest of the GTAH than in the past. The
employment forecast is predicated on the diversification of the local economy, the revitalization of
existing employment areas and the downtown, and the emergence of small major office clusters.

Employment growth will be supported by well located and extensive employment areas throughout

the City.

Housing By Type1

Reference High Low Ground-Related  Apartments’ Total
2011 535,000 535,000 535,000 152,000 51,000 203,000
2016 552,000 552,000 552,000 159,000 52,000 211,000
2021 584,000 585,000 584,000 169,000 54,000 223,000
2031 652,000 655,000 643,000 197,000 61,000 258,000
2041 733,000 742,000 713,000 228,000 67,000 295,000
2051 823,000 846,000 794,000 258,000 74,000 332,000
2016-51 Growth 271,000 294,000 242,000 99,000 22,000 121,000

~

and its economy is

Population Age Structure
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Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 217,000 217,000 217,000 15,000 102,000 89,000 11,000 217,000
2016 229,000 229,000 229,000 32,000 125,000 62,000 11,000 230,000
2021 238,000 238,000 238,000 33,000 130,000 64,000 11,000 238,000
2031 271,000 272,000 266,000 40,000 135,000 84,000 11,000 270,000
2041 310,000 314,000 301,000 49,000 148,000 101,000 11,000 309,000
2051 357,000 368,000 343,000 63,000 168,000 114,000 11,000 356,000
2016-51 Growth 128,000 139,000 114,000 31,000 43,000 52,000 - 126,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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The County of Northumberland covers the eastern part of the Outer Ring. The pattern of settlement
is predominantly rural, with small urban centres that follow the lakeshore and adjacent Highway
401 corridor, the main economic connection to the GTAH. Tourism is an important sector in the
local economy and agriculture predominates outside the urban centres. A sizeable portion of the
labour force out-commutes to the eastern GTAH. In recent years population growth has been
steady while employment growth has been faster than historical rates. Overall, data released from
Statistics Canada’s Annual Demographic Estimates and monthly Labour Force Survey for 2019
reinforce the overall growth outlook anticipated by the 2012 Schedule 3 forecasts. The 2020
forecasts assume continued modest population and employment growth over the long-term, with
population and housing growth fuelled by in-migration from the GTAH, including retirees and

second home owners. The County's age structure will have an older profile than most other parts of
the GGH in 2051.

Housing By Type!

Population Age Structure

Reference High Low Ground-Related  Apartments’ Total 2016 and 2051
2011 84,000 84,000 84,000 29,000 4,000 33,000 90+ m—
80-84 |EEE—
2016 88,000 88,000 88,000 32,000 4,000 36,000 70-70
60-64 I
2021 91,000 91,000 91,000 33,000 4,000 37,000 | 07—
2031 101,000 102,000 100,000 38,000 5,000 43,000 A —
30-34 I
2041 112,000 113,000 110,000 43,000 6,000 49,000 =
10- 14 I
2051 122,000 125,000 119,000 47,000 6,000 53,000 4 —
0 2,000 4,000 6,000 8,00010,000
2016-51 Growth 34,000 37,000 31,000 15,000 2,000 17,000 m2051 W2016

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 32,000 32,000 32,000 1,000 11,000 13,000 6,000 31,000
2016 31,000 31,000 31,000 1,000 12,000 12,000 6,000 31,000
2021 32,000 32,000 32,000 1,000 12,000 12,000 6,000 31,000
2031 35,000 35,000 35,000 1,000 15,000 12,000 7,000 35,000
2041 39,000 40,000 38,000 1,000 17,000 13,000 8,000 39,000
2051 44,000 45,000 42,000 2,000 19,000 15,000 8,000 44,000
2016-51 Growth 13,000 14,000 11,000 1,000 7,000 3,000 2,000 13,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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City of Peterborough

The City of Peterborough is located north-east of the GTAH. The largest employers are public
institutions, including a regional hospital and a university (Trent), though manufacturing and other
. Kawartha goods-producing activities remain important sectors of the local economy. A sizeable portion of out-
s[....:: : 3 ‘ commuters work in the GTAH. The population exhibits a somewhat older age structure than the
w...m....f-” GGH overall, in part the result of the City's popularity as a retirement destination. Population
e growth in the City in recent years has been steady; data released from Statistics Canada’s Annual
= Demographic Estimates for 2019 reinforce the population outlook anticipated by the 2012 Schedule
Wollington o 3 forecasts. However, job growth has lagged unexpectedly since the 2008/09 recession. The 2020
WS - . forecasts assume steady population growth, driven by increased connectivity with the GTAH (e.g.
2 tamivo i _, Qremer Toromo extension of Highway 407), and a return to more sustained employment growth than in recent
" T~ S - :,T,':,i.mm, years. The employment forecast is predicated in part on the City increasing its current supply of
) || e employment land.
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 81,000 81,000 81,000 25,000 8,000 33,000 90+ mm—
I
80-84 I
2016 83,000 83,000 83,000 26,000 8,000 34,000 70-7¢ ——T——L
e
-64  ——
2021 89,000 89,000 89,000 27,000 9,000 36,000 || o, ., E——————
I
2031 103,000 103,000 102,000 33,000 11,000 44,000 [ " ——
30-34 |
2041 114,000 116,000 112,000 37,000 12,000 49,000 e —————
10-14 |
2051 125,000 128,000 122,000 41,000 14,000 55,000 0-4 —
0 2,000 4,000 6,000 8,00010,000
2016-51 Growth 42,000 45,000 39,000 15,000 6,000 21,000 m2051 2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 48,000 48,000 48,000 1,000 31,000 16,000 - 48,000
2016 46,000 46,000 46,000 1,000 29,000 15,000 - 45,000
2021 46,000 46,000 46,000 1,000 32,000 13,000 - 46,000
2031 51,000 51,000 50,000 1,000 36,000 13,000 - 50,000
2041 57,000 57,000 56,000 2,000 40,000 15,000 - 57,000
2051 63,000 64,000 62,000 2,000 44,000 17,000 - 63,000
2016-51 Growth 17,000 18,000 16,000 1,000 15,000 2,000 - 18,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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County of Peterborough

The County of Peterborough, located in the north-east part of the Outer Ring, shares many features
: with its neighbour Kawartha Lakes to the west: a rural pattern of settlement intersperced with
==l Kawartha small urban centres, with tourist and agriculture-related activities being important components of
s[....:: ' 4 the local economy. A key feature of the settlement pattern is the number of second homes and
N«d-_'gv-_-b-ﬁ-»d"ﬁ seasonal residents. Growth overall has been modest in recent decades. Data released from
Dufferin Statistics Canada’s Annual Demographic Estimates and monthly Labour Force Survey for 2019
' = reinforce the overall growth outlook anticipated by the 2012 Schedule 3 forecasts. The 2020
Walingten il forecasts assume continued modest population and employment growth, with a sizeable amount of
e ‘ population growth arising from the conversion of second homes to permanent dwellings.
Il-:ﬁi < : : Niagara - = ?Gr::::m‘\lwn
Brant Haldimard 71 urer Ring (OR)
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 56,000 56,000 56,000 21,000 1,000 22,000 90+ p—
—
80-81 |E—
2016 57,000 57,000 57,000 22,000 1,000 23,000 70-71
60-61 I—
2021 62,000 62,000 62,000 23,000 1,000 24,000 s0. 5, —
I
2031 68,000 68,000 68,000 26,000 1,000 27,000 | " —————
30-34 |
I
2041 75,000 76,000 73,000 30,000 1,000 31,000 0 e —
10-14 | EEE——
2051 82,000 84,000 80,000 32,000 2,000 34,000 0-4 E——
0 2,500 5,000 7,500
2016-51 Growth 25,000 27,000 23,000 10,000 1,000 11,000 m2051 W2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 14,000 14,000 14,000 - 4,000 4,000 6,000 14,000
2016 16,000 16,000 16,000 - 5,000 5,000 7,000 17,000
2021 16,000 16,000 16,000 - 5,000 4,000 7,000 16,000
2031 21,000 21,000 21,000 - 5,000 9,000 7,000 21,000
2041 23,000 24,000 22,000 - 5,000 11,000 7,000 23,000
2051 26,000 28,000 24,000 - 6,000 13,000 7,000 26,000
2016-51 Growth 10,000 12,000 8,000 - 1,000 8,000 - 9,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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Population

The City of Kawartha Lakes is located in the Outer Ring, north-east of the GTAH. The pattern of
settlement is rural, intersperced with small urban centres; the largest of these is Lindsay which
serves as a mid-sized regional service centre and accommodates almost one third of the County's
population. Outside Lindsay, tourism and agriculture predominate. A key feature of settlement is
the number of second homes and seasonal residents. Overall growth has been modest in recent
decades. Data released from Statistics Canada’s Annual Demographic Estimates reinforce the
overall growth outlook anticipated by the 2012 Schedule 3 forecasts. The 2020 forecasts assume
continued modest population and employment growth, with a sizeable amount of population growth
arising from the conversion of second homes to permanent dwellings. The County's age structure
will have an older profile than most other parts of the GGH in 2051. The employment forecast will

be supported by the extension of Highway 407.

Housing By Type!

Population Age Structure

Reference High Low Ground-Related  Apartments’ Total 2016 and 2051

2011 75,000 75,000 75,000 27,000 3,000 30,000 90+ mmp—

80- 8/ IEE—
2016 77,000 77,000 77,000 28,000 3,000 31,000 70-70 | ——

60-64 I
2021 83,000 83,000 83,000 30,000 3,000 33,000 | 7 E——
2031 95,000 95,000 94,000 34,000 3,000 37,000 e —

30-34
2041 106,000 107,000 104,000 39,000 4,000 43,000 0N e —

10-14 I
2051 117,000 119,000 114,000 43,000 4,000 47,000 0-4 EE——

0 2,000 4,000 6,000 8,00010,000
2016-51 Growth 40,000 42,000 37,000 15,000 1,000 16,000 w2051 m2016

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 25,000 25,000 25,000 - 13,000 7,000 5,000 25,000
2016 26,000 26,000 26,000 - 13,000 7,000 5,000 25,000
2021 26,000 26,000 26,000 - 14,000 6,000 5,000 25,000
2031 31,000 31,000 31,000 - 16,000 8,000 7,000 31,000
2041 35,000 36,000 35,000 - 18,000 9,000 7,000 34,000
2051 39,000 40,000 38,000 - 21,000 10,000 8,000 39,000
2016-51 Growth 13,000 14,000 12,000 - 8,000 3,000 3,000 14,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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County of Simcoe

The County of Simcoe, in the Outer Ring, is located due north of the GTAH, to which it is connected
by Highway 400. The County's economy is diverse, and includes agricultural, industrial, and tourism-
Kawartha related employment. Urban areas in the south have experienced rapid growth in recent years due to
‘ in-migration from the GTAH and the relative proximity to jobs in York Region and Toronto. Major
Northumberiand employers in the south include a large automotive plant (Honda) and Canadian Forces Base
Borden. In the north, urban centres such as Collingwood and Wasaga Beach have also experienced
. growth, fuelled by the settlement of retirees, second home owners, and tourism. The 2012 Schedule
Wallington 3 forecasts somewhat underestimated the population of the County in 2019 but slightly
WS overestimated the County's 2019 employment. The 2020 forecasts assume continued steady
= . — ELETEE population and employment growth, building on recent trends.
(GTAH)
Brant Haldimand [ | (nnmmﬂg(nm
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 284,000 284,000 284,000 99,000 8,000 107,000 00+ p——
—
80-84 I
2016 315,000 315,000 315,000 108,000 9,000 117,000 70-70 |
I
-S54  ——
2021 357,000 358,000 357,000 120,000 10,000 130,000 | & | E——
e
2031 417,000 420,000 414,000 152,000 14,000 166,000 | ¥ ————
30-34 |
2041 484,000 492,000 476,000 182,000 18,000 200,000 -
10-14 |
2051 555,000 571,000 540,000 208,000 22,000 230,000 0-4 ———
0 10,000 20,000 30,000 40,000
2016-51 Growth 240,000 256,000 225,000 100,000 13,000 113,000 m2051 W2016

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 98,000 98,000 98,000 - 43,000 29,000 25,000 97,000
2016 110,000 110,000 110,000 - 51,000 33,000 26,000 110,000
2021 117,000 117,000 117,000 1,000 58,000 31,000 26,000 116,000
2031 141,000 143,000 139,000 1,000 67,000 46,000 27,000 141,000
2041 167,000 173,000 162,000 2,000 78,000 60,000 27,000 167,000
2051 198,000 210,000 188,000 5,000 89,000 76,000 28,000 198,000
2016-51 Growth 88,000 100,000 78,000 5,000 38,000 43,000 2,000 88,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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City of Barrie

The City of Barrie is located north of the GTAH on Highway 400. The City functions as both a
regional service centre for the northern Outer Ring as well as an extension of GTAH suburban
g Kawartha expansion. Until the last ten years it was one of the fastest growing urban areas in Canada. About
s'ma 40% of the City's workforce out-commutes, with about 50% commuting to jobs in the GTAH. The
Nw-gmb-ﬁ-»d"ﬁ City also experiences significant in-commuting, mostly from the north. The divergence between the
e 2012 Schedule 3 population forecast for Barrie in 2019 and 2019 Statistics Canada Annual
. Demographic Estimates is explained by the unexpected delay in the development of lands annexed
Wallington to the south in 2010. The 2020 forecasts assume that short-term growth in Barrie will accelerate to
WS compensate for this “delayed” growth. Over the long-term, growth will be fuelled by continued in-
B, o . — ELETEE migration from the GTAH and continued development of the City's diverse economic base, including
Brant P - :,T,':,i.mm, an emerging major office market. Extension of regional (GO) transit services will also support the
g || e forecast growth.
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 141,000 141,000 141,000 41,000 9,000 50,000 90+
—
80-84
2016 146,000 146,000 146,000 43,000 10,000 53,000 70-74 — |
I
.
2021 155,000 156,000 155,000 44,000 11,000 55,000 || . | E——
I ee—
2031 211,000 212,000 209,000 60,000 14,000 74,000 || ——
e
2041 258,000 262,000 254,000 78,000 17,000 95,000 - e —
10-14
2051 298,000 307,000 290,000 91,000 19,000 110,000 0-4 EE——
0 5,000 10,000 15,000 20,000
2016-51 Growth 152,000 161,000 144,000 48,000 9,000 57,000 m2051 W2016

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 68,000 68,000 68,000 9,000 30,000 29,000 - 68,000
2016 72,000 72,000 72,000 9,000 32,000 31,000 - 72,000
2021 75,000 75,000 75,000 9,000 34,000 32,000 - 75,000
2031 110,000 110,000 109,000 14,000 46,000 50,000 - 110,000
2041 132,000 132,000 132,000 16,000 57,000 59,000 - 132,000
2051 150,000 150,000 150,000 19,000 65,000 66,000 - 150,000
2016-51 Growth 78,000 78,000 78,000 10,000 33,000 35,000 - 78,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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City of Orillia

The City of Orillia, the smallest municipality listed in Schedule 3, is located north of the GTAH in the
: QOuter Ring. The local economy is based around small scale manufacturing, tourism, and
“d Kawartha ' institutional uses, including the main headquarters and training facility of the Ontario Provincial
s'm:, ' 4 Police, which is the City's largest employer. Growth has been modest in recent decades. Data
N«d-_'gv-_-b-ﬁ-»d"ﬁ released from the Statistics Canada’s Annual Demographic Estimates for 2019 reinforce the overall
e growth outlook anticipated by the 2012 Schedule 3 forecasts. The 2020 forecasts assume continued
' = modest population and employment growth, somewhat tied to the growth prospects of and
Walingten il economic relationship with the County of Simcoe and City of Barrie to the south. Ultimately,
e ‘ population growth in Orillia will be fuelled by in-migration from the GTAH.
Il-:ﬁi < : : Niagara = ?Gr:;::m‘\lwn
Brant Haldimard 71 urer Ring (OR)
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 31,000 31,000 31,000 10,000 3,000 13,000 90+ mmm—
80-84 |
2016 32,000 32,000 32,000 10,000 3,000 13,000 70-70
-64  ——
2021 35,000 35,000 35,000 11,000 3,000 14000 | 0 E—
e
2031 41,000 41,000 40,000 13,000 4,000 17,000 || " ——
30-34 |
2041 45,000 46,000 44,000 15,000 4,000 19,000 L ————— 3
10-14 |
2051 49,000 51,000 48,000 17,000 4,000 21,000 0-4 ——
0 1,000 2,000 3,000 4,000
2016-51 Growth 17,000 19,000 16,000 7,000 1,000 8,000 m2051 2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 18,000 18,000 18,000 2,000 9,000 7,000 - 18,000
2016 18,000 18,000 18,000 2,000 9,000 7,000 - 18,000
2021 19,000 19,000 19,000 2,000 10,000 6,000 - 18,000
2031 22,000 22,000 22,000 3,000 12,000 8,000 - 23,000
2041 24,000 24,000 24,000 3,000 13,000 8,000 - 24,000
2051 26,000 26,000 26,000 3,000 14,000 9,000 - 26,000
2016-51 Growth 8,000 8,000 8,000 1,000 5,000 2,000 - 8,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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Population

The County of Dufferin, population 68,000, is in the Outer Ring north-west of the GTAH. The pattern
of settlement is mostly rural, though there are are two urban centres of note: Orangeville, which
accomodates almost half the County's population; and Shelburne, which has been the location of
substantial residential development in recent years. Overall growth in the County has been modest
and steady for more than 20 years. There is significant out-commuting from the southern part of
the County to Peel Region. Data released from Statistics Canada’s Annual Demographic Estimates
for 2019 reinforce the overall growth outlook anticipated by the 2012 Schedule 3 forecasts. The
2020 forecasts do not project significant growth going forward given environmental constraints that
limit the ability to provide long-term water and wastewater services to accommodate growth in
Orangeville as well as effective build-out of designated lands for development in Shelburne.

Housing By Type!

Population Age Structure

Year

Reference High Low Ground-Related  Apartments’ Total
2011 59,000 59,000 59,000 18,000 2,000 20,000
2016 64,000 64,000 64,000 20,000 2,000 22,000
2021 69,000 69,000 69,000 21,000 3,000 24,000
2031 79,000 79,000 78,000 25,000 3,000 28,000
2041 87,000 88,000 85,000 28,000 4,000 32,000
2051 95,000 98,000 93,000 31,000 4,000 35,000
2016-51 Growth 31,000 34,000 29,000 11,000 2,000 13,000
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Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 21,000 21,000 21,000 - 14,000 3,000 4,000 21,000
2016 24,000 24,000 24,000 - 15,000 4,000 4,000 23,000
2021 25,000 25,000 25,000 - 13,000 7,000 5,000 25,000
2031 31,000 31,000 31,000 - 15,000 10,000 6,000 31,000
2041 35,000 35,000 34,000 - 16,000 12,000 6,000 34,000
2051 39,000 40,000 38,000 - 17,000 15,000 7,000 39,000
2016-51 Growth 15,000 16,000 14,000 - 2,000 11,000 3,000 16,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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County of Wellington

The County of Wellington is in the Outer Ring north-west of the GTAH. The pattern of settlement is
: o rural, intersperced with small urban areas, and the local economy is dominated by agriculture and
s[mm"" 2 N ' aggregates; the County is a major aggregate supplier to development in the Regions of Peel and
e 4 Halton and surrounding areas. Growth has been modest and steady for more than 20 years. Data
Northumberdand released from Statistics Canada’s Annual Demographic Estimates and monthly Labour Force
. Survey for 2019 reinforce the overall growth outlook anticipated by the 2012 Schedule 3 forecasts.
The 2020 forecasts assume continued steady population and employment growth, with population
d growth closely tied to growth in nearby Guelph and ultimately fuelled by in-migration from the
GTAH. Unlike much of the GGH, a sizeable component of the County's employment growth will be
e ' “w ._ - ?‘G%E;"Y"?'mm in rural type employment.
b’ o=
y Population Housing By Type! Population Age Structure
=at Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 89,000 89,000 89,000 29,000 2,000 31,000 90+ —
30-54 EE—
2016 93,000 93,000 93,000 30,000 3,000 33,000 70-74 | —t——
2021 101,000 101,000 101,000 33,000 3,000 36,000 || ., ., E————
2031 119,000 121,000 118,000 40,000 4,000 44,000 f ——
2041 139,000 144,000 137,000 47,000 6,000 53,000 | 0 E———
2051 160,000 168,000 156,000 54,000 7,000 61,000 10:2 E
2016-51 Growth 67,000 75,000 63,000 24,000 4,000 28,000 D wn
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 35,000 35,000 35,000 - 9,000 12,000 14,000 35,000
2016 40,000 40,000 40,000 - 11,000 13,000 15,000 39,000
2021 41,000 41,000 41,000 - 12,000 13,000 15,000 40,000
2031 51,000 53,000 50,000 - 15,000 21,000 15,000 51,000
2041 60,000 65,000 58,000 - 18,000 26,000 15,000 59,000
2051 70,000 79,000 67,000 1,000 22,000 32,000 16,000 71,000
2016-51 Growth 30,000 39,000 27,000 1,000 11,000 19,000 1,000 32,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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City of Guelph

The City of Guelph, population 143,000, is located in the Outer Ring along the Highway 401 corridor
between the Regions of Halton and Waterloo. It's population has grown steadily over the last two
g Kawartha decades and its economy exhibits a relatively high degree of diversification, including a robust
s'm:, manufacturing sector, anchored by Linamar, the City's largest employer, and a unique cluster of agri
w...m....f-” food and biotechnology industries. The City is also home to a large public research university. About
Dufferin 36% of Guelph out-commuters work in the GTAH, with about half travelling to jobs in Peel Region.
. Data released from Statistics Canada’s Annual Demographic Estimates and monthly Labour Force
Wallington - Survey for 2019 reinforce the overall growth outlook anticipated by the 2012 Schedule 3 forecasts.
M:ﬂ_& . The 2020 forecasts anticipate continued steady population and employment in the short to medium-
B, i — e term, with population growth fuelled by in-migration from the GTAH. The overall growth rate is
Brant HasTnand — :.T:.i.mm, forecast to slow over the long-term.
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 126,000 126,000 126,000 37,000 11,000 48,000 90+ mp—
80-84 M
2016 136,000 136,000 136,000 39,000 13,000 52,000 70-74 |——
60-64 |
2021 147,000 147,000 147,000 41,000 15,000 56,000 s0. 5, —
2031 168,000 170,000 167,000 48,000 19,000 67,000 | V" E——
1
2041 186,000 192,000 183,000 54,000 23,000 77,000 =
10-14 |
2051 203,000 214,000 198,000 58,000 25,000 83,000 0-4 E—
0 5,000 10,000 15,000
2016-51 Growth 67,000 78,000 62,000 19,000 12,000 31,000 m2051 W2016

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 76,000 76,000 76,000 4,000 37,000 35,000 - 76,000
2016 81,000 81,000 81,000 4,000 40,000 37,000 - 81,000
2021 81,000 81,000 81,000 4,000 43,000 34,000 - 81,000
2031 95,000 95,000 94,000 4,000 49,000 41,000 - 94,000
2041 105,000 106,000 105,000 5,000 55,000 46,000 - 106,000
2051 116,000 118,000 115,000 5,000 60,000 51,000 - 116,000
2016-51 Growth 35,000 37,000 34,000 1,000 20,000 14,000 - 35,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.

HEMSON_|

Detailed Forecast Results | 77



Region of Waterloo

Dufferin

Year

Feterborough
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Northumbaeriand
Jnte
ot
] Greater Toronto
Niagara 1 Arza Hamilton
| (GTAH)
Haldimand 7] Outer Ring [OR)
Separated Cities

Population

The Region of Waterloo comprises three closely connected urban municipalities located along the
Highway 401 corridor and surrounded by predominently rural areas. The Region's economy is
unusually diverse, with a developing tech sector anchored by major universities and colleges as
well as older, more traditional industries and, in the rural areas, agricultural activities. Although the
2012 Schedule 3 population forecast for the Region in 2019 was within 1% of 2019 Statistics
Canada Annual Demographic Estimates, the forecast somewhat overestimated the Region's
current employment. The 2020 forecasts assume continued robust population and employment
growth, with population growth fuelled by immigration (including international students and their
families) and, to a lesser extent, in-migration from the GTAH. Growth will be supported by a ready
supply of land for all forms of development and major transit investments such as the recently
constructed ION Light Rail Transit and, in the long-term, expansion of regional (GO) transit service.

Housing By Type!

Reference High Low Ground-Related  Apartments’ Total
2011 524,000 524,000 524,000 148,000 44,000 192,000
2016 553,000 553,000 553,000 155,000 49,000 204,000
2021 618,000 620,000 618,000 164,000 58,000 222,000
2031 725,000 739,000 715,000 198,000 78,000 276,000
2041 826,000 860,000 805,000 231,000 97,000 328,000
2051 923,000 988,000 892,000 257,000 112,000 369,000
2016-51 Growth 370,000 435,000 339,000 102,000 63,000 165,000

Population Age Structure
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2016 and 2051

Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 265,000 265,000 265,000 12,000 101,000 138,000 13,000 264,000
2016 276,000 276,000 276,000 13,000 107,000 143,000 13,000 276,000
2021 286,000 286,000 286,000 14,000 116,000 142,000 14,000 286,000
2031 360,000 367,000 355,000 19,000 137,000 187,000 17,000 360,000
2041 414,000 432,000 402,000 23,000 159,000 213,000 20,000 415,000
2051 470,000 505,000 453,000 28,000 179,000 241,000 21,000 469,000
2016-51 Growth 194,000 229,000 177,000 15,000 72,000 98,000 8,000 193,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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County of Brant

The pattern of settlement in the County of Brant is predominantly rural and key employers are
related to agriculture and agri-food activities (generally categorized as Rural Employment in the
g Kawartha Schedule 3 forecast methodology). A significant portion of the County's workforce out-commutes to
s'm:, Brantford and other nearby urban centres. Serviced employment lands are in short supply, the most
w...m....f-” viable being centred on the Highway 403/Rest Acres Road Brant Business Park. The largest
Dufferin serviced settlement area is Paris, to the north of Brantford. Data released from Statistics Canada’s
Annual Demographic Estimates and monthly Labour Force Survey for 2019 reinforce the overall
Wallington — growth outlook anticipated in the 2012 Schedule 3 forecasts. The 2020 forecasts assume continued
s - . modest population and employment growth over the forecast period to 2051. Population growth is
N i _, Qremer Toromo assumed to be closely tied to growth in Brantford, and ultimately fuelled by in-migration from the
&. e (L — :.T,:T.i.na(m, GTAH. Employment growth will include rural/agricultural types.
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 37,000 37,000 37,000 12,000 1,000 13,000 90+ mp—
80-84 |EEE—
2016 38,000 38,000 38,000 13,000 1,000 14,000 70-70 N ——
60-61 I—
2021 41,000 41,000 41,000 14,000 1,000 15,000 s0.5, ——
I
2031 47,000 48,000 47,000 16,000 1,000 17,000 || Y ———
30-34 |
2041 53,000 54,000 52,000 19,000 1,000 20,000 - e —
10-14 |-
2051 59,000 61,000 58,000 21,000 1,000 22,000 0-4 E———
0 2,500 5,000
2016-51 Growth 21,000 23,000 20,000 8,000 - 8,000 m2051 2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 13,000 13,000 13,000 - 3,000 6,000 4,000 13,000
2016 15,000 15,000 15,000 - 4,000 7,000 4,000 15,000
2021 16,000 16,000 16,000 - 4,000 7,000 4,000 15,000
2031 19,000 20,000 19,000 - 5,000 10,000 4,000 19,000
2041 22,000 24,000 21,000 - 5,000 13,000 4,000 22,000
2051 26,000 29,000 23,000 - 6,000 16,000 4,000 26,000
2016-51 Growth 11,000 14,000 8,000 - 2,000 9,000 - 11,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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City of Brantford

The City of Brantford is surrounded by Brant County, in the south-west part of the Outer Ring. The
City is positioned along Highway 403, which connects it to Hamilton and the rest of the GTAH to the
Lol Kawartha east and the Highway 401 corridor to the west. About half of all jobs in the City in 2016 were
s[....:: s ‘ located on employment lands and key economic activities include the production and movement of
w...m....f-” goods. The 2012 Schedule 3 forecasts generally overestimated the population and employment of
Dufferin the City in 2019. However, the recent annexation of lands from Brant means the City is primed for
= residential and non-residential development. As such, the 2020 forecasts assume more rapid
Wollington e i growth moving forward. Population growth will be fuelled by in-migration from the GTAH, including
WS - . those wishing to commute to Hamilton and urban centres in the Region of Waterloo. Employment
1 i growth will be supported by extensive employment lands abutting Highway 403.
hﬁ - ot (1AM
Brant Haldimand IR 71 urer Ring (OR)
y Population Housing By Type! Population Age Structure
ear
Reference High Low Ground-Related  Apartments® Total 2016 and 2051
2011 96,000 96,000 96,000 30,000 8,000 38,000 90+
80-84 M
2016 100,000 100,000 100,000 31,000 8,000 39,000 70-70 E———
60-64 |
2021 106,000 106,000 106,000 33,000 8,000 41,000 s0.5, —
2031 124,000 125,000 123,000 40,000 10,000 50,000 [ " ——
30-34 |
2041 144,000 146,000 142,000 48,000 11,000 59,000 g m—
10-14 |
2051 165,000 170,000 161,000 55,000 12,000 67,000 0-4 ——
0 5,000 10,000 15,000
2016-51 Growth 65,000 70,000 61,000 24,000 4,000 28,000 m2051 2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 44,000 44,000 44,000 1,000 24,000 20,000 - 45,000
2016 44,000 44,000 44,000 1,000 23,000 19,000 - 43,000
2021 46,000 46,000 46,000 1,000 25,000 20,000 - 46,000
2031 54,000 55,000 54,000 1,000 29,000 24,000 - 54,000
2041 66,000 67,000 66,000 2,000 33,000 31,000 - 66,000
2051 80,000 80,000 79,000 2,000 38,000 39,000 - 79,000
2016-51 Growth 36,000 36,000 35,000 1,000 15,000 20,000 - 36,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
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Region of Niagara

The Region of Niagara serves as a major gateway between the GGH and the United States. The
rete Region is an important centre for agriculture and tourism. Although the 2012 Schedule 3 population
o Yowatha forecast for the Region in 2019 was within 1% of 2019 Statistics Canada Annual Demographic
s...:; ' Estimates, the 2012 forecast overestimated the current amount of employment in the Region. The
Northumberiand 2020 forecasts assume more rapid growth moving forward. Population growth will be fuelled by in-
s migration from the GTAH, including retirees. The employment forecast reflects the increasing
; integration of the local economy with the GTAH, the continued growth of tourism (including agri-
i i tourism) around Niagara-on-the-Lake and Niagara Falls (a tourist site with global reach), the
- o gradual redevelopment of established employment areas in older industrialized cities (e.g. St.
gl Wil — G Catharines), and the emergence of small-scale major office clusters. Employment growth will be
el i - ‘;:':T.lh,:o., supported, in part, by the expansion of regional (GO) transit services.
- Population Housing By Type' Population Age Structure
ear
Reference High Low Ground-Related  Apartments’ Total 2016 and 2051
2011 443,000 443,000 443,000 146,000 29,000 175,000 90+ —
I
80-84 IEEE—
2016 459,000 459,000 459,000 153,000 31,000 184,000 N -mm—
- N —
2021 491,000 492,000 491,000 166,000 32,000 198,000 || 17 E——
I
2031 549,000 554,000 545,000 193,000 37,000 230,000 ;‘z;‘i e
|
2041 611,000 623,000 600,000 220,000 41,000 261,000 =
10-14 I
2051 674,000 700,000 658,000 244,000 45,000 289,000 04—
0 15,000 30,000 45,000
2016-51 Growth 215,000 241,000 199,000 91,000 14,000 105,000 m2051 m2016
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land
2011 185,000 185,000 185,000 16,000 106,000 44,000 19,000 185,000
2016 191,000 191,000 191,000 16,000 111,000 45,000 19,000 191,000
2021 187,000 187,000 187,000 17,000 116,000 34,000 20,000 187,000
2031 219,000 221,000 217,000 21,000 131,000 43,000 24,000 219,000
2041 243,000 249,000 238,000 24,000 147,000 46,000 27,000 244,000
2051 272,000 284,000 264,000 27,000 163,000 53,000 29,000 272,000
2016-51 Growth 81,000 93,000 73,000 11,000 52,000 8,000 10,000 81,000
1. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work. Planned housing mixes will continue to be
decided by municipalities through their local planning processes.
2. Apartments comprise all apartment buildings, whether greater than or less than 5 storeys. All other housing units are ground-related.
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Haldimand County

Haldimand County, one of the smallest municipalities listed in Schedule 3 by population, is located
at the southern edge of the Outer Ring along Lake Erie. The pattern of settlement is rural,
g Kawartha interspersed with small urban centres. The local economy is anchored by a prosperous agricultural
s'm:, s ‘ base and several large scale industrial operations, including the US Steel Canada Lake Erie Works.
Nw-fmb-ﬁ-»d"ﬁ About half of the workforce out-commutes, mostly to jobs in Hamilton. Growth has been
Dufferin periodically disrupted by land disputes since 2006 and, in the GGH context, has been modest in
= recent decades. Data released from Statistics Canada’s Annual Demographic Estimates for 2019
Wallington o reinforce the overall growth outlook anticipated in the 2012 Schedule 3 forecasts. The 2020
WS . forecasts assume continued steady population and employment growth over the forecast period to
amitto 1 | Greawr Torono 2051. Population growth will be fuelled by in-migration from the GTAH, including retirees and
seanttord Niagara = J\Gr;::;mwlwn
- (n,,m.na(m, people wishing to commute to Hamilton and other parts of the GTAH.
[ Separated Citias.

. Population Housing By Type Population Age Structure
ear

Reference High Low Ground-Related Apartments Total 2016 and 2051
2011 46,000 46,000 46,000 - - - %0-9 Em———
2016 47,000 47,000 47,000 16,000 1,000 17,000 o e ———
2021 52,000 52,000 52,000 18,000 1,000 19,000 | 1o 0 ——
2031 60,000 60,000 60,000 22,000 2,000 24,000 07 e——
2041 68,000 68,000 67,000 27,000 2,000 29,000 2 —
I ——
2051 75,000 77,000 73,000 30,000 3,000 33,000 04—
2016-51 Growth 28,000 30,000 26,000 14,000 2,000 16,000 D owms e
Employment Employment By Type
Reference High Major Office Pop-Related Emp. Land Rural
2011 18,000 18,000 18,000 - 8,000 7,000 4,000 19,000
2016 18,000 18,000 18,000 - 8,000 6,000 4,000 18,000
2021 18,000 18,000 18,000 - 8,000 6,000 4,000 18,000
2031 22,000 23,000 22,000 - 10,000 9,000 4,000 23,000
2041 26,000 26,000 25,000 - 11,000 10,000 5,000 26,000
2051 29,000 29,000 28,000 - 12,000 12,000 5,000 29,000
2016-51 Growth 11,000 11,000 10,000 - 4,000 6,000 1,000 11,000
Note. The housing forecast does not replicate/predict the housing mix that would be determined through each municipality's APTG conformity work.
Planned housing mixes will continue to be decided by municipalities through their local planning processes.
HEMSON| Detailed Forecast Results | 82
|




	1. Introduction
	A. Purpose and Context of Review
	B. 2012 GGH Forecasts are Largely on Track
	C. Multiple Data Sources are Used, but No Amount of Data or Analysis can Assure Knowledge of the Future

	2. Economic, Demographic, Social and Environmental Conditions in the GGH
	A. GGH Primed for Continued Rapid Long-Term Growth with Population and Economic Growth Closely Linked
	B. GGH Expansion is Generating a Robust Economy that is Increasingly Diverse
	C. Low Fertility and an Aging Population Mean Natural Increase is Less and Less Important for Growth
	i. Fertility is Falling
	ii. Life Expectancy Rising More Slowly than in 2012

	D. Migration Responsible for Most GGH Growth and Immigration has Created the Recent Growth “Spike”
	i. Immigration Fuels Growth in GGH and GTAH
	ii. Inter-Provincial Migration In GGH Balances In- and Out-Flows
	iii. Intra-Provincial Migration Fuels Growth in Outer Ring

	E. Household Formation, Housing Choice, and Labour Force Growth Are All Closely Related to Population Age Structure
	i. Social Patterns of Household Formation and Housing Have Changed Significantly over Past 30 Years Influencing the Distribution of Growth
	ii. Aging Population Will Lead to Slower Labour Force Growth to 2051

	F. How We Work, Where We Work and What We Do Continues to Change, Affecting the Distribution of People and Jobs
	G. Conditions in the GGH Point to Continued High Growth, with Growth Moderating in the Long-Term

	3. Forecast Methodology and Assumptions
	A. Sound Methods from Ministry of Finance Projections are Foundation of GGH Population Forecast
	i. Natural Increase
	ii. Net Migration

	B. Household and Housing Growth are the Primary Determinants of Population Distribution Within GTAH and in Large Measure Within Outer Ring
	i. Household Forecast
	ii. Housing Forecast

	C. Employment Forecast Method
	i. Participation Rates
	ii. Unemployment Rates
	iii. Net In-Commuting

	D. Location of Employment Depends Largely on the Built Form it Occupies
	i. Population-Related Employment
	ii. Major Office Employment
	iii. Employment Land Employment
	iv. Rural Employment

	E. Forecast Results Include Reference Forecast and High and Low Scenarios




