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Hemson Consulting Ltd 
1000 ‒ 30 St. Patrick Street, Toronto, ON M5T 3A3 

416-593-5090 | hemson@hemson.com | www.hemson.com

MEMORANDUM 
To: Greg Marek and Dan Amadio, County of Simcoe 

From: Stefan Krzeczunowicz and Jackie Hall 

Date: October   1, 2021 

Re: Municipal Comprehensive Review ‒ Public Information Session ‒ Growth 
Management and Land Needs Assessment 

The County of Simcoe has initiated a Municipal Comprehensive Review (MCR), a process 
for updating the County’s Official Plan. The Official Plan establishes a framework—at a 
broad scale—for protecting valuable and environmentally sensitive lands, addressing 
climate change, and managing growth in Simcoe over the next 30 years, to 2051. 

A key component of the MCR is to determine the most appropriate location for long-term 
growth and how much land will be required to accommodate the growth. This work is done 
through a formal Land Needs Assessment (LNA). 

This memorandum sets out the preliminary results of the County’s LNA. It forms part of 
package of material that provides detailed growth forecasts and LNA background material 
for each of the 16 lower-tier municipalities in the County. The information package is being 
released in advance of two County-sponsored public sessions on the forecasts and LNA to 
be held on October 5, 2021. Through these sessions, the County is seeking feedback on the 
preliminary LNA results. 

Similar public sessions will be held later in October to discuss how the County will 
implement the Provincial Natural Heritage System, protect watershed resource systems, 
protect the Provincial Agricultural System, and plan for climate change. 1 

A. SIMCOE COUNTY WILL GROW RAPIDLY OVER NEXT 30 YEARS

The LNA for Simcoe County is being prepared to support the County’s Official Plan update 
or municipal comprehensive review (MCR). The MCR forms part of a process to bring the 
Official Plan into conformity with the Provincial plan A Place to Grow: Growth Plan for the 

1 For more information please visit https://www.simcoe.ca/dpt/pln/mcr 
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Greater Golden Horseshoe, 2019 (the Growth Plan). The deadline for conformity is July 1, 
2022. 

The MCR is partly an exercise in growth management. Simcoe County is growing rapidly 
and it will continue to grow over the coming decades. The Growth Plan requires that the 
County plan for 555,000 people and 198,000 jobs by 2051.2 This represents population 
growth of about 55% and job growth of about 70% from today.  

Although the Growth Plan forecasts are minimum forecasts, our view is that they are 
appropriate for the MCR for, even as minimums, they represents very rapid growth that the 
County must plan for.  

The Growth Plan also requires that the County determine how much land is going to be 
required to accommodate the forecast growth to 2051. Under Growth Plan Policy 2.2.1.5, 
the County must use a prescribed methodology for assessing land needs (the 
Methodology).3 

B. ALLOCATING COUNTY GROWTH TO LOWER-TIERS

The LNA Methodology requires that the County population forecast be translated into a 
forecast of households. To do this, the Methodology prescribes the use of household 
formation rates for each age group to determine housing need, which is then to be broken 
down by type of dwelling. County-wide population, households, and housing are then 
distributed to the lower-tier municipalities. 

Land needs across the County are then determined for two types of geography: 

• Community Area, focused around housing and the local employment,
infrastructure, and services necessary to sustain residential areas; and

• Employment Area, focused around land for the exclusive use of employment
activity.

The Methodology introduces important changes to the LNA process. These include 
requirements that housing supply and demand be explicitly analyzed in terms of total 
housing and housing by type, that market contingency factors be considered in establishing 

2 See Schedule 3 of the Growth Plan and the associated background report: Hemson Consulting, Greater Golden 
Horseshoe: Growth Forecasts to 2051, August 26, 2020. 
3 For more see Government of Ontario, A Place to Grow, Growth Plan for the Greater Golden Horseshoe, Land 
Needs Assessment Methodology for the Greater Golden Horseshoe, 2020. 
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the available land supply, and that “market demand” be considered in determining the 
development required to be accommodated in order to achieve Growth Plan policy targets. 

i. Growth Plan Directs Growth in the Simcoe Sub-Area 

One of the unusual characteristics of Simcoe County is that, together with the Cities of 
Barrie and Orillia, it has its own discrete set of growth management policies in the Growth 
Plan. These policies, found in Section 6 of the Plan, require that a significant portion of 
population and employment growth to 2051 in the “Simcoe Sub-Area” (i.e. including the 
County, Barrie, and Orillia) be directed to six “primary settlement areas” (PSAs). These 
areas are, in no particular order: Barrie, Orillia, Alcona, Bradford, Alliston, Collingwood, and 
Midland and Penetanguishene. 

Section 6 of the Growth Plan also identifies two “strategic settlement employment areas”, 
along Highway 400 in Bradford West Gwillimbury and in Innisfil, and two “economic 
employment districts”, one centred on the Simcoe Regional Airport between Barrie and 
Orillia and the other centred along Rama Road in Ramara.4 

ii. County Has Been Split Into Two Regional Market Areas (RMAs) 

In dealing with planning matters, municipalities in Ontario are required to base its 
population, housing, and employment projections on “regional market areas” (RMAs).5 
Using a single regional market area for the County makes it difficult to direct growth to 
areas better suited to accommodate development if there are vacant lands in less desirable 
locations. Given its large size and varied pattern of settlement, the County has been divided 
into two regional market areas for LNA purposes (see Figure 1): 

• A Southern RMA, where growth is occurring faster and where there are strong 
housing market and economic connections to Barrie and the Greater Toronto Area 
and Hamilton. The Southern RMS includes the Towns of Essa, New Tecumseth, 
Innisfil, and Bradford West Gwillimbury, and the Township of Adjala-Tosorontio. 

• A Northern RMA, where growth is more moderate and concentrated in the 
established urban centres of Collingwood, Midland, Penetanguishene, and Wagasa 
Beach. The Northern RMA includes the Towns of Clearview, Collingwood, Wasaga 
Beach, Midland, Penetanguishene, and the Townships of Springwater, Oro-
Medonte, Tiny, Tay, Severn, and Ramara. 

                                                                 
4 See Schedule 8 of the Growth Plan. 
5 For more see Government of Ontario, Provincial Policy Statement, 2020. 
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The County has consulted with staff at the Ministry of Municipal Affairs and staff at each of 
the Simcoe lower-tier municipalities on this approach. 

  Figure 1: Proposed Regional Market Areas in Simcoe County 

 
 

iii. Distribution of Forecast Growth 

Table 1 and Figure 2 set out the distribution of County population and employment growth 
to the lower-tier municipalities to 2051. Notwithstanding some population decline in recent 
years in parts of the County, all municipalities are forecast to grow over the 30 year 
planning horizon.  

• In the Northern RMA, most growth is forecast to occur in Collingwood, Wasaga 
Beach, Midland, and Penetanguishene, consistent with current trends. Growth will 
accelerate in Springwater and Clearview as those municipalities mature. Growth will 
be slower in municipalities that exhibit a more rural character. 

• In general, faster growth is forecast in the Southern RMA, particularly in Innisfil, 
Bradford West Gwillimbury, and New Tecumseth, where key primary settlement 
areas and strategic settlement employment areas are located. Growth is forecast to 
accelerate in Essa and remain slower, though steady, in Adjala-Tosorontio. 
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 Table 1 – Distribution of Simcoe County Growth 2021 and 2051 

Low-Tier 
Municipality  

Population Employment 

2021 2051 2021 2051 

Adjala-Tosorontio 11,740  12,410  2,210  2,510  
Bradford WG 44,420  85,610  11,970  30,470  
Clearview 15,820  18,990  4,450  5,950  
Collingwood 26,050  43,230  12,210  19,390  
Essa 24,370  34,800  9,620  13,890  
Innisfil 44,360  84,570  9,780  26,190  
Midland 18,180  22,650  10,780  12,730  
New Tecumseth 43,940  81,530  20,860  35,780  
Oro-Medonte 23,150  27,040  5,900  9,550  
Penetanguishene 9,800  12,110  4,870  5,830  
Ramara 10,410  12,380  5,360  7,270  
Severn 14,690  18,360  4,030  5,460  
Springwater 22,020  34,730  6,730  9,820  
Tay 11,020  12,880  1,540  2,480  
Tiny 13,030  15,330  1,530  2,300  
Wasaga Beach 24,450  37,980  4,710  8,320  
Simcoe County 357,450  554,600  116,550  197,940  
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Figure 2 – Distribution of Simcoe County Growth 2021 and 2051 

 
The attached information package provides detailed growth forecasts for each lower-tier 
municipality, including: 

• population, including absolute growth, growth rate, and share of County growth for 
each Census year from 2011 to 2051; 

• population age structure 2021 and 2051; 
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• a “market demand” forecast of housing by type from 2011 to 2051, based on 
current housing preferences by age; 

• employment, including absolute growth, growth rate, and share of County growth 
for each Census year from 2011 to 2051; and 

• employment growth by type from 2011 to 2051. 

iv. Infrastructure Capacity to Support Growth 

The County and the lower-tier municipalities have prepared background technical analysis 
to inform the growth distribution. However, detailed County-wide studies of the 
infrastructure capacity to support growth are unavailable at this time. That said, the 
ultimate capacity of water systems and water/wastewater infrastructure has been 
considered and will continue to be assessed as part of the LNA process. 

C. COMMUNITY AREA LNA RESULTS 

The approach for determining Community Area land needs generally follows a six-step 
approach set out in the Provincial Methodology. As shown in Figure 3, the first three steps 
involve translating the Growth Plan population forecast into households and housing and 
allocating the growth to the lower-tier municipalities. The results of this exercise for each 
lower-tier are set out in Table 1 and in the attached information package. 
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  Figure 3: Steps to Completing Community Area LNA 

 

i. Determining Housing Supply 

In Step 4, the County must determine the housing supply potential by unit type in three 
policy areas as defined by the Growth Plan: 

• the delineated built-up area (BUA), which is generally the urban area that is 
already developed. The BUA falls within a delineated built boundary established by 
the Minister in 2006; 

• the designated greenfield area (DGA), which is generally undeveloped but is 
designated for urban land uses in an Official Plan; and 

• rural lands outside designated urban areas. 

In the attached information package housing supply for Community Area is shown either as: 
units that have been approved or are being considered for planning approval (“In Planning 
Process”) or on vacant lands available for development (“On Vacant Lands”) within the 
BUA, DGA, and rural lands.  

Step 1: Population Forecast to 
2051

• Based on Schedule 3 minimum or 
alternative higher growth scenario

Step 2: Housing Need

• Households and housing by type 
forecast

Step 3: Allocate Housing Need to 
Lower-Tiers

• Based on planned urban structure, 
housing affordability, range and 
mix of housing, servicing capacity, 
and potential for intensification

Step 4: Housing Supply Potential 
by Policy Area 

• Based on delineated built-up area, 
designated greenfield area, and 
rural lands (including rural 
settlements)

Step 5: Community Area Jobs

• Identify jobs occurring in a 
community mainly in response to 
growth in population (e.g. local 
retail, institutions) 

Step 6: Need for Additional Land 

• Balance intensification/density 
target conformity with need to 
provide market-based supply
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ii. Intensification Target 

Growth Plan policy 2.2.2.1 b) requires that the County Official Plan establish a minimum 
intensification target. The target is based on a percentage of residential development 
occurring annually within the BUA and must either maintain or improve on the 32% 
intensification target currently set out in the Simcoe Official Plan.  

The LNA establishes intensification targets for each lower-tier municipality that result in a 
new County-wide intensification target of 36%. The proposed targets have been informed 
by information provided by the lower-tier municipalities, discussions with County staff, and 
a review of recent intensification rates and the intensification potential across the County. 
Table 2 summarizes the current and proposed intensification rates. 

Table 2: Current and Proposed Intensification Targets 
LOCAL MUNICIPALITY  2016 OFFICIAL PLAN  DRAFT 2021 LNA 
Adjala-Tosorontio 20% 5% 

Bradford West Gwillimbury 40% 45% 

Clearview 20% 30% 

Collingwood 40% 50% 

Essa 20% 30% 

Innisfil 33% 35% 

Midland 40% 50% 

New Tecumseth 40% 45% 

Oro-Medonte 20% 0% 

Penetanguishene 40% 50% 

Ramara 20% 0% 

Severn 20% 20% 

Springwater 15% 15% 

Tay 20% 20% 

Tiny 20% 0% 

Wasaga Beach 20% 50% 
County Average  32% 36% 
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iii. Density Target 

The Growth Plan also requires that the County plan for development in the DGA so that it 
achieves a minimum density target of 40 residents and jobs combined per hectare. This 
target is measured over the entire DGA lands within the County. As a result, some DGAs 
can be denser than others. The LNA process provides an opportunity to establish more 
ambitious density targets for the DGA in order to minimize the need for urban land. Table 3 
compares the density targets in the current County Official Plan with those proposed in the 
LNA.  

Table 3: Current and Proposed Density Targets 
LOCAL MUNICIPALITY  2016 OFFICIAL PLAN  DRAFT 2021 LNA 
Adjala-Tosorontio 32 45 

Bradford West Gwillimbury 35 55 

Clearview 32 45 

Collingwood 50 55 

Essa 32 45 

Innisfil 32 55 

Midland 50 55 

New Tecumseth 50 55 

Oro-Medonte 32 45 

Penetanguishene 50 55 

Ramara 32 45 

Severn 32 45 

Springwater 32 45 

Tay 32 45 

Tiny 32 12 

Wasaga Beach 32 55 
 

iv. Need for Additional Community Area 

The need for additional Community Area balances the demand for housing identified in the 
growth forecasts with the potential supply of land for housing in the BUA, DGA, and rural 
lands based on the intensification and density targets.  
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The actual land needed will in large part depend on the mix of housing assumed by the 
County in the LNA and by lower-tier municipalities in their local planning processes. The 
information package provides details on the potential land surplus or land deficit that exists 
in the BUA, DGA, and rural lands for each municipality under a scenario in which the 
housing need is based on the current market demand. 

The information package also provides details on the housing mix that is reflected in 
current planning applications and approvals and the housing mix that would be required in 
order to achieve the intensification and density targets within the identified land supply. 

As such, a reasonable range of housing mixes is provided to indicate the reasonable range 
of housing combinations that the County could plan for through the MCR: 

• The “market housing mix”, which is the mix that reflects the current market 
demand. 

• The “housing mix in plans”, which is the mix of housing reflects in current approved 
plans and planning applications under review; and 

• The “policy housing mix”, which is the mix that is required to achieve the Growth 
Plan intensification and density targets within the identified land supply. 

In some municipalities the range of housing mixes will be similar. In others, a significant 
shift from the current pattern of housing to one that includes a greater share of apartment 
unit construction will be required to achieve the targets. In this respect, it is noted that a 
pillar of Growth Plan policy is to plan for a wider range and mix of housing in Simcoe. This 
policy direction must be balanced with the requirement of the prescribed LNA Methodology 
that “market demand” be considered in determining the Community Area land need. 

D. EMPLOYMENT AREA LNA RESULTS  

Similar to the Community Area LNA, the approach for determining Employment Area land 
needs generally follows a six-step approach set out in the Provincial Methodology. As 
shown in Figure 4, the first three steps involve translating the Growth Plan population 
forecast into households and housing and allocating the growth to the lower-tier 
municipalities. The results of this exercise for each lower-tier are set out in Table 1 and in 
the attached information package. 
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  Figure 4: Steps in Employment Area Land Needs Assessmen

 
 

i. Employment Land Supply 

The distribution of employment located on employment lands depends largely on the 
availability and viability of vacant employment lands across the County. Current 
employment lands have been evaluated for their suitability to accommodate additional 
employment over the 30 year planning horizon. Employment densities have been analyzed in 
order to establish appropriate density of jobs in new development on employment lands.  

The work has been informed by an Employment Strategy Technical Report and Employment 
Densities Technical Report. Both reports will be released by the County in the coming 
weeks. 

Particular attention has been paid to ensuring employment land employment is directed to 
lands identified for such uses in Section 6 of the Growth Plan (i.e. the Bradford West 
Gwillimbury strategic settlement employment area, the Innisfil Heights strategic settlement 
employment area, the Lake Simcoe Regional Airport economic employment district, and the 

Step 1: Employment Forecast to 
2051

• Based on Schedule 3 minimums or 
alternative higher growth scenario

Step 2: Employment by Type

• Employment area land; population-
related; major office; rural-based 
(outside settlement areas)

Step 3: Allocation to Lower-Tiers

• Accounting for employment 
potential on rural lands (including 
existing employment areas outside 
settlement areas), community 
areas, and employment areas

Step 4: Determine Existing 
Employment Area Potential

• Based on inventory of employment 
area lands and employment density 
assumptions

Step 5: Need for Additional Land 

• Include adjustments for servicing, 
highway access and visibility, and 
market contingency factors

Page 41 of 738



 
| 13 

 

Rama Road economic employment district, noting that the latter is not zoned for typical 
Employment Area uses). 

E. GLOSSARY OF TERMS  

Tables 4-6 define key terms used in the land needs assessment. Table 4 defines the various 
types of land areas found within Simcoe County. These areas are defined by the Growth 
Plan and are referred to the in the local municipal detailed sheets found at the end of this 
memorandum.  

Table 4: Definition of Land Area Types Used in Land Needs Assessment  
TERM DEFINITION  

Built-Up Area (BUA) 

Properly known as Delineated Built-Up Area, this area is 
defined by the Minister through the Growth Plan for the 
purposes of setting minimum intensification targets and reflects 
the BUA as it was in 2006. 

Community Area  

Land for housing and the local employment, infrastructure, and 
services necessary to sustain residential areas; as well as the 
mixed-use areas that may be planned for significant amounts of 
both housing and employment development. 

Employment Area  

Land for the exclusive use of employment activity. In Halton, 
these lands are in business parks and industrial areas near 
highways and railways. While there may be some houses built 
before the area was designated as an Employment Area, if any 
new residential development is planned or permitted, the land 
must become part of the Community Area (e.g. new housing is 
not permitted in an Employment Area). 

Designated 
Greenfield Area 
(DGA) 

All other urban designated lands not in the BUA are in the DGA, 
which are considered to be approved urban Community Area or 
Employment Area lands.  

Rural Lands 

Land located outside of settlement areas and which are located 
outside of prime agricultural areas. This also includes land for 
housing units that are not within the urban areas. Includes 
housing in hamlets and rural settlements, estate residential 
subdivisions, farmhouses and lots created by severance. 
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Table 5 provides a summary of the residential unit types included in the LNA as required by 
the Growth Plan.  

Table 5: Definition of Residential Unit Types 
UNIT TYPE DEFINITION  

Singles/Semis 

Includes single-detached and semi-detached houses as well as 
movable dwellings as defined by Statistics Canada for the 
Census. In this categorization, Singles/Semis also includes 
existing houses where an accessory unit has been added. 
Purpose-built duplexes would also be in this category. 

Rows 
Row houses as defined by the Census, which includes back-to-
back townhouses, but does not include stacked townhouses. 

Apartment Buildings 

Includes all apartment buildings, whether greater than or less 
than 5 storeys (per Census definitions). Any building with three 
or more units where there is some horizontal separation is an 
apartment building, which would include a house of 3 or 4 units 
or, usually, a purpose-built triplex or quadraplex, or building with 
3 or more units over retail. 

Accessory Units 
Relates to apartment units added to an existing single-detached 
or semi-detached house. 

 

Finally, Table 6 defines different types of employment referred to in the land needs 
assessment.  

Table 6: Definition of Employment Types 
EMPLOYMENT TYPE DEFINITION  

Major Office 
Refers to all employment housed within freestanding office 
buildings more than 20,000 square feet (1,858 m2) or more.  

Population-Related 
Employment 

Refers to all employment within the Community Area plus large 
regional-serving uses such as hospitals. Community Area 
employment includes retail, education, health care, local 
government and urban work-at-home employment that will 
primarily serve the local population (permanent and seasonal). 

Employment Land 
Employment 

Refers to employment accommodated primarily in single storey 
industrial-type buildings in industrial areas and business parks. 
For analysis purposes, large institutions and retail uses in 
Employment Areas are excluded from Employment Land 
Employment. 
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EMPLOYMENT TYPE DEFINITION  

Rural Employment  

Refers to all jobs located in rural areas, including agriculture, 
aggregates, small-scale manufacturing and construction, local 
commercial and institutional jobs in hamlets and, particularly in 
Simcoe, rural recreation and tourism. All work at home 
employment in rural lands is included. 
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Total Growth Annual Rate Single/Semi Rows Apartments Total Growth
2011 11,490 4,520 0 100 4,620
2016 12,080 590 1.0% 2.0% 4,800 10 110 4,920 300
2021 13,030 950 1.5% 2.2% 5,060 10 110 5,180 260
2026 13,200 170 0.3% 0.6% 5,410 10 110 5,530 350
2031 13,430 230 0.3% 0.8% 5,710 10 110 5,830 300
2036 13,880 450 0.7% 1.3% 6,030 10 110 6,150 320
2041 14,250 370 0.5% 1.1% 6,320 10 110 6,440 290
2046 14,850 600 0.8% 1.6% 6,560 10 110 6,680 240
2051 15,330 480 0.6% 1.5% 6,790 10 110 6,910 230

2021-51 Growth 2,300 0.5% 1.0% 1,730               -                   -                   1,730               

Total Growth Annual Rate Major Office Pop-Related Emp. Land Rural Total
2016 1,430                0 90 30 1,310 1,430
2021 1,530                100 1.4% 1.6% 0 170 30 1,330 1,530
2026 1,650                120 1.5% 0.9% 0 230 30 1,390 1,650
2031 1,770                120 1.4% 1.0% 0 280 30 1,460 1,770
2036 1,920                150 1.6% 1.1% 0 360 30 1,530 1,920
2041 2,040                120 1.2% 0.9% 0 430 30 1,580 2,040
2046 2,180                140 1.3% 0.9% 0 540 30 1,610 2,180
2051 2,300                120 1.1% 0.8% 0 630 30 1,640 2,300

2021-51 Growth 770 1.4% 0.9% -                   460                  -                   310                  770                  

Community Area (Housing) Needs
Single/Semi Row Apartment Total

Delineated Built Up Area (BUA)
Unit Allocation (%) 0.0% 0.0% 0.0% 0% BUA Intensification Rate: 0%
Unit Allocation (#) 0 0 0 0 BUA Units Needed: 0
Supply Potential
In Planning Process 0 0 0 0
On Vacant Land 0 0 0 0 Resulting DGA Land Need (ha): 0.0
Accessory Units 0 0 0 0
Total 0 0 0 0
Intensification Potential Required (Shortfall) 0 0 0 0
Designated Greenfield Area (DGA)
Unit Allocation (%) 0.0% 0.0% 0.0% 0%
Unit Allocation (#) 0 0 0 0
Supply Potential
In Planning Process 0 0 0 0
On Vacant Land 0 0 0 0
Total 0 0 0 0
Unit Excess (Shortfall) 0 0 0 0
Rural Lands
Unit Allocation (%) 100.0% 0.0% 0.0% 100%
Unit Allocation (#) 1,720 0 0 1,720
Supply Potential
In Planning Process 45 0 0 45
On Vacant Land 2,410 0 0 2,410
Total 2,455 0 0 2,455
Unit Excess (Shortfall) 735 0 0 735

100% 0% 0% 100%
100% 0% 0% 100%
100% 0% 0% 100%

Employment Area Needs

Rural Share of Growth: 100%

Employment Land Capacity 
(jobs)

0 

Employment Land Employment 
Growth, 2021 - 2051 (jobs)

0 

Sufficiency of Supply (ha) 0.0

0.0 

Total Land Supply (ha) 0.0 

Assumed Employment Land 
Density (jobs/ha)

20 

Policy Area

Housing Mix in Planning Process:

Community Area Assumptions

DGA Persons and Jobs per ha: 12 

Long-Term Land Supply (ha) 0.0 

Provincial Strategic Employment 
Area (ha)

FORECAST RESULTS

Year
Population Share of 

Growth
Housing By Type

Year
Employment Share of 

Growth

Tiny

Population Age Structure 

Market Housing Mix (According to Market Demand):

Policy Housing Mix (Required to Achieve Growth Plan):

2021 and 2051

Employment By Type

LAND NEEDS ASSESSMENT

 Surplus (Shortfall) of jobs 0 
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