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by Geoff rey Gray h u rs t

I n t u i t ive ly, it is obvious that a re l at i o n s h i p
exists between serviced lot prices and dra f t
plan ap p roved land values. In areas with
higher serviced lot pri c e s , p rices of draft plan
ap p roved land are higher. Calculating that
re l ationship can be a useful way to ap p ro a ch
land values in today ’s uncertain marke t.

Case Study — Bra m p t o n
For this art i cl e, we have chosen to analy ze
a typical subdivision with 50 foot lots in
B rampton. For a specific pro p e rt y, reve nu e s
and servicing costs, along with ab s o rp t i o n
p e riod and ri s k , would be considered in
detail. Howeve r, for illustrat ive purp o s e s ,
we have assumed ave rage va l u e s , as out-
lined below. 

R eve nu e
Our surveys of residential lot tra n s a c t i o n s
s h ow that prices for serviced 50 foot lots
h ave fallen from ap p rox i m at e ly $2,100 per
f ront foot at the beginning of 1994, t o
$1,850. To d ay, t h e re fo re, the reve nue per
lot is $92,500.

C o s t s
Based on our rev i ew of development pro-
jects and our discussions with va ri o u s
e n gi n e e ring fi rm s , we have estimated the
fo l l owing ge n e ral servicing costs for a 50-
foot lot:

D evelopment Hard Costs $   17,000
D evelopment Charge s 1 6 , 0 0 0
D evelopment Soft Costs       10,000

$   43,000

The development hard costs include costs
for the servicing contra c t , c o n t i n ge n cy (cal-
c u l ated at 10% of development hard costs),
hy d ro , l a n d s c aping and gra d i n g.
A dd i t i o n a l ly, p rovisions for ex t e rnal costs
and deep basement costs are included in the
$17,000 estimat e.

The development ch a rges include the ex i s t-
ing City, R egional and Hydro ch a rge s
wh i ch total ap p rox i m at e ly $13,500. In Pe e l
R egi o n , E d u c ation Development Charge s
a re imminent and may be in effect as early
as Feb ru a ry, 1996. We have included the
p roposed amount of Pe e l ’s EDCs ($2,665
per lot) for total development ch a rges of
$ 1 6 , 0 0 0 .

The development soft costs include costs
for engi n e e ring consultants, mu n i c i p a l
e n gi n e e ring ch a rge s , s u rvey i n g, i n t e re s t ,

b o n d i n g, i n s u ra n c e, miscellaneous consul-
tants (soils, p l a n n i n g, e t c.) and manage m e n t
fees. While these costs can ra n ge dra m at i-
c a l ly, e s p e c i a l ly the interest component
wh i ch is dependent upon the project size
and ab s o rp t i o n , the estimate of $10,000 is
re a s o n abl e.

The total costs outlined ab ove equate to
$ 4 3 , 0 0 0 , or $860 per front foot for the 50
foot lot. 

P rice Components
After subtracting $860 in costs from the
$1,850 in reve nu e, $990 is left per fro n t
foot to cover the land cost and the potential
d eve l o p e r ’s pro fi t .

While the re q u i red pro fit is usually calcu-
l ated by deve l o p e rs taking into
c o n s i d e ration the equity re q u i rements and
the projected timing of the pro j e c t , this is
not possible in our ge n e ric ex a m p l e.
Th e re fo re, the assumed pro fit is estimat e d
at 15% of reve nu e, or 20% of costs. In our
ex p e ri e n c e, this is also a commonly used
rule of thumb in the development industry.

Per Front Fo o t
Amount for Land Cost 

and Deve l o p e r ’s Pro fi t $   990
D eve l o p e r ’s Pro fit 

15% of Reve nue ($1,850 x 15%)   278
Amount Left for Land Cost 7 1 2

Economic Land Va l u e
With 50 foot lots we have found that yields
t y p i c a l ly are five units per acre. Th e re fo re,
the land value per acre can be calculated as
fo l l ow s :

Excess Reve nue Per Lot
$712 per front foot x 50 fe e t $ 3 5 , 6 0 0

Economic Land Value Per A c re
$35,600 x 5 units per acre $ 1 7 8 , 0 0 0

G e n e ral Cautions
While this example demonstrates the re l a-
tionship between serviced lot prices and
economic land values in a ge n e ral sense,
the specific circumstance of a part i c u l a r
p roject can cause a wide va ri ation in land
values. The most obvious and critical com-
p a risons are serviced lot va l u e s , the costs of
s e rvicing (specifi c a l ly, those site specifi c
costs such as ex t e rnal servicing and intere s t
costs) and the yield of the land in terms of
units per acre.

In re a l i t y, the estimate of deve l o p e r ’s pro fi t
of 15% of reve nue also ch a n ges dep e n d i n g
on the circumstance of the deve l o p e rs .
A dd i t i o n a l ly, d eve l o p e r ’s pro fit as a per-
c e n t age of reve nue tends to increase as lot
p rices incre a s e. In ge n e ra l , d evelopment in
the stro n ger Richmond Hill markets tends
to be more pro fi t able than development in
O s h awa. As a re s u l t , land prices in are a s
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The rep o rt of the Gre ater To ronto A re a
Task Fo rce stirred up a horn e t ’s nest
when it was released on Ja nu a ry 16.
Most people know its major re c o m m e n-
d at i o n s :

• replace the five Regional gove rn-
ments with a new but more limited
G re ater To ronto Council, e ffe c t ive
Ja nu a ry 1, 1998. The GTC wo u l d
t a ke on responsibility for planning,
economic deve l o p m e n t / m a rke t i n g
( replacing the current 30 mu n i c i p a l
o ffices) and regional infra s t ru c t u re
( h i g h way s , t ra n s i t , water and sewe r
and waste manage m e n t , p o s s i bly
t h rough publ i c / p rivate part n e rs h i p s )

• give local municipalities add e d
p owe rs and responsibility for delive r-
ing social services (such as we l fa re
— although this would be funded by
the province — homes for the age d
and public health), p a rk s , re c re at i o n ,
urban ro a d s , and some deve l o p m e n t
ap p rova l s

• assess pro p e rties for pro p e rty taxes on
the basis of “actual va l u e s ” — a
system wh i ch combines pro p e rty ch a r-
a c t e ristics and market values —
u p d ated annu a l ly and ave raged ove r
t h ree ye a rs. Tax increases and decre a s-
es would be phased in gra d u a l ly.

• ap p ly unifo rm rates of educat i o n
t a xes on commercial and industri a l
p ro p e rties across the GTA and pool
the reve nu e s

• a l l ow the GTC to impose a ga s o l i n e
tax and user fees on cars and tru cks to
finance roads and tra n s i t

Along with the re c o m m e n d ations out-
lined ab ove, the GTA Task Fo rc e
recommended that the GTC take ove r
the district office permitting and
ap p roval functions of the Ministries of
E nv i ronment and Energy, N at u ra l
R e s o u rces and A gri c u l t u re, Food and
R u ral A ffa i rs. These functions would be
c a rried out on a wat e rshed basis by
b e e fed-up conservation authorities. A
rege n e ration program and accompany i n g
ch a n ges to standards and legi s l ation are
recommended to re d evelop “ b row n fi e l d ”
sites. And it calls for ch a n ges to deve l o p-
ment ch a rge s , s t a n d a rds and planning to
e n c o u rage more compact urban fo rm .

The rep o rt suggests new boundaries fo r
the city-regi o n , and would almost cer-
t a i n ly mean some amalga m ations in the
face of expanded local re s p o n s i b i l i t i e s .

The re c o m m e n d ations for re s t ru c t u ri n g
and for pro p e rty taxes have cre ated the
most controve rs y, with mayo rs of seve r-
al municipalities denouncing the
p roposals and coming up with their ow n
a l t e rn at ive s .

C h a n ges to the gove rnment stru c t u re —
if they go ahead — should be in place in
time for the 1997 municipal elections.
The gove rnment expects to make a deci-
sion on future directions by mid Ap ril. In
the meantime, a panel has been set up to
re c e ive public comments. Th ey are hold-
ing hearings across the GTA betwe e n
Feb ru a ry 19 and March 12. If you wa n t
to make a submission or get more info r-
m at i o n , contact the Office of the Gre at e r
To ronto A rea (416) 314-6400.

G TA Horn e t ’s Nest
wh e re lot prices are high actually are slight-
ly less than the model pre d i c t s .

In areas such as Oshawa, where the cur-
rent serviced lot prices are barely above
the servicing costs, a mathematical result
of the model would be close to a negative
land value. However, land cannot have a
negative value and what generally happens
is that the developer’s profit diminishes to
result in a land value higher than the
model predicts.

M a rket Outlook
S e rviced lot prices over the past six to nine
months have ge n e ra l ly been falling in Pe e l
R egion — and in Durham, although not to
the same mag n i t u d e. Lot prices in Yo rk
R egion have been re l at ive ly stabl e, with the
ex c eption of price increases in the pri m e
a reas of Richmond Hill. Howeve r, eve n
R i chmond Hill has started to show some
signs of we a k n e s s .

N ew home sales we re disappointing in the
G TA in 1995 and while there are pre d i c-
tions that 1996 will be a better ye a r, m a ny
bu i l d e rs and deve l o p e rs are scep t i c a l .
C o n t i nued uncertainty and job insecuri t y
a re significant fa c t o rs , wh i ch lower intere s t
rates alone may not be able to counter.

A significant number of new projects will
open in the spri n g. The level of new home
sales at these openings will have a dra m at i c
e ffect on both serviced lot and land values. 

If confidence has not re t u rned to the
m a rket and new home sales are we a ke r
than 1995, expect a continued deteri o rat i o n
of $100 to $200 per front foot in serv i c e d
lot prices in all markets — even the re l a-
t ive ly strong Richmond Hill marke t .
H oweve r, if the spring new home marke t
results in new home sales that are stro n ge r
than 1995 — wh i ch we anticipate — we
expect that prices will be stable for the
remainder of 1996.

The spring new home sales market will be
key, and the perfo rmance of this marke t
will be dependent upon that intangi ble con-
sumer confidence fa c t o r.

G e o ff rey Gray h u rst is a vice president with
The Morassutti Gro u p , a real estate con -
sulting and ap p raisal fi rm .
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Planning For Reinve s t m e n t
The new “ R e i nvestment A re a ” zoning fo r
t wo older industrial neighbourhoods in
d ow n t own To ronto may not be a panacea.
But it’s cert a i n ly being hailed as a big step
in the right dire c t i o n .

At a recent seminar, Leith Moore, vice pre s-
ident of Landtactix Inc. (The Sorbara
G ro u p ’s land development arm ) , d e s c ri b e d
the process of re d evelopment under the cur-
rent zo n i n g :

For one industri a l - t o - residential conve rs i o n
p ro j e c t , “ we preconsulted with politicians,
s t a ff and the rat ep aye rs ’a s s o c i at i o n ,” h e
s a i d. “ We had meetings with them to
n a rrow the issues. And at the end, the wo rk-
ing committee said: ` H e re ’s a list of new
i s s u e s , and by the way we just disagre e ’. . .
At the end of three and a half ye a rs , we still
h ave to go to the Ontario Municipal Board.

“ We will have spent more than $2 million
by the time we get through the OMB.
Th at ’s more than $20,000 a unit — just

flushed away ...

“If it we re not for these ch a n ges that the
c i t y ’s pro p o s i n g, we would never be back
h e re aga i n .”

Expanding The Po s s i b i l i t i e s
The City’s Planning and Deve l o p m e n t
d ep a rtment has drafted Pa rt 11 Official Plan
amendments for the King-Spadina and
K i n g - Pa rliament areas. Often re fe rred to as
the “ s h o u l d e rs ” of dow n t ow n , these two
a reas have many old industrial bu i l d i n g s
wh i ch are vacant or underu s e d. For ye a rs ,
t h ey have been thre atened by industrial re l o-
c at i o n s , high pro p e rty taxes and the city’s
d ogged protection of its industrial zo n i n g.
A ny non-industrial uses re q u i red a full
re zo n i n g.

The new plan would permit a full ra n ge of
c o m m e rc i a l , light industri a l , i n s t i t u t i o n a l ,
re c re ational and residential uses, i n cl u d i n g
l ive / wo rk. Density controls would be elim-
i n at e d, in favour of built fo rm policies

setting out height
limits and bu i l d i n g
s e t b a cks. Many
c o nve rsions and
n ew deve l o p m e n t s
would be “ a s - o f -
ri g h t ” , with no
re zoning re q u i re d.
L i g h t , v i ew, a n d
p riva cy standard s
would be simplifi e d
and incorp o rat e d
into the zo n i n g
by l aw. Histori c a l ly
listed bu i l d i n g s
would be exe m p t e d
f rom park i n g
re q u i rements. Th e
site plan ap p rova l
p rocess would be
used to implement
design guidelines,
i m p rove m e n t s ,
easements and env i-
ro n m e n t a l
p ro t e c t i o n .

“As difficult as a
site plan can be,”
M o o re said, “ I ’d
rather be dealing
with that than with
a re zo n i n g.”

C a n ’t Cre ate Demand
H ow mu ch re n ivestment the new plan will
at t ract is still open to question. Scott
B u rn s , p a rtner with Hemson Consulting
L t d. , pointed out that re m oving the uncer-
tainty of re zoning will help. “Leases and
sales are often conditional on re zoning —
and there is a premium because of the ri s k
fa c t o r.”

H oweve r, he said, t h e re are not many
buildings that re a l ly could be conve rted to
residential uses, because of light and priva-
cy considerations. Dan Leck i e, c o u n c i l l o r
for the King-Spadina are a , e s t i m ated the
number at about 15 to 20 per cent. Wi t h
major re n ovat i o n s , 30 per cent of ex i s t i n g
buildings might be suitable for re s i d e n t i a l
uses. Similar considerations ap p ly to offi c e
building conve rs i o n s .

G a ry Stamm, p resident of Stamm
Economic Research and advisor to Mayo r
B a r b a ra Hall on this initiat ive, pointed out
at the seminar that the city’s economy has
a l re a dy strengthened considerably. “ Pe o p l e
a re alre a dy making plans (and) I think
things could happen ve ry quick ly.”

H oweve r, he said, “the (pro p e rty) tax load
can exceed 10, 15 and sometimes 20 per
cent of the value of the bu i l d i n g s ” in these
a reas. “ M a ny a mort gage company wo u l d
l ove to knock them dow n , just because of
the cash fl ow sav i n g s .” To re a l ly make the
a reas at t ra c t ive for re d eve l o p m e n t , “ we
h ave no choice but to find some way of
revising the municipal tax system.”

M o o re added that other things are needed
as well. “ The (commenting) agencies need
to be co-ord i n at e d. The building code is a
t remendous issue — I think Main Stre e t s
is dead because of the building code. A n d
the Ontario New Home Wa rranty Progra m
is considering taking conve rsions in —
t h at could be a tremendous cost.”

A member of the audience mentioned that
the fi rst line of re d evelopment may well be
n ew residential buildings on vacant land. A
q u a rter of the King/Spadina area is cur-
re n t ly vacant or used as parking lots. 

A New Philosophy
L a rry Saltzman, p resident of WTF Ltd,
wh i ch develops in the King-Spadina are a ,
hailed the dereg u l ation of land uses as
“ t ru ly a bre a k - t h rough idea”. As the
s p o ke s p e rson for a large group of pro p e rt y
ow n e rs , he has been wo rking on pro p o s a l s
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for the new reg u l at i o n s , and welcomes the
attempt to simplify pro c e s s .

Ken Gre e n b e rg, p a rtner with Berri d ge
L ew i n b e rg Gre e n b e rg Dark Gabor Ltd. ,
said that To ronto is “leading the way in
N o rth A m e rica and maybe in the we s t e rn
wo rl d ” with this initiat ive. For the past 40
ye a rs , “ we ’ve had an ab e rration in the
making of cities,” he ex p l a i n e d. “ We ’ve
t ried to sep a rate uses. But now, this is a
resumption of normal city bu i l d i n g.” At the
same time, “ we ’re moving away from the
split hiera rchical model of commu n i t i e s
( ch a ra c t e ri zed by bedroom commu n i t i e s )
and towa rds a netwo rk model.”

Traditional planning tried to sep a rate and
nail down the use of buildings — wh i ch is
something that people often want to ch a n ge
fa i rly quick ly. Th at led to wasted time and
a c t iv i t i e s , and sometimes corru p t i o n ,
G re e n b e rg said. “I hope that planning will
shift its focus to things that have mu ch
gre ater longev i t y,” and matter for the long
t e rm , s u ch as massing and street layo u t s .

H oweve r, Stan Makuch , p a rtner with
To ronto law fi rm Borden & Elliott, c a u-

tioned that the zoning still is zo n i n g. Th e
number of permitted uses will increase and
the number of re s t rictions will decre a s e, bu t
t h e re still are re s t rictions and in some cases
l a n d ow n e rs will find they can do less with
their pro p e rt i e s .

A l s o , “the more detailed massing give s
m o re pre d i c t ab i l i t y,” he said, “ but wh e n eve r
a nyone wants a dev i at i o n , t h at takes it back
into a re zoning and the possibility of an
O fficial Plan amendment.” The detail in the
zoning by l aw “ m ay also cre ate a cert a i n
amount of ri gidity and unifo rm i t y.”

On the other hand, it may open up new
ch a l l e n ges. In response to audience ques-
t i o n s , B u rns said that planners may be fre e d
up from their focus on fighting reg u l at i o n s ,
and move to a new role of identifying
o p p o rtunities. And ap p ra i s e rs will have to
eva l u ate pro p e rties based on an almost
unlimited number of future potential uses.

The most important ch a n ge, a c c o rding to
P rovincial Fa c i l i t ator Dale Mart i n , m ay be
in the planners ’ reqlinquishment of contro l .
“ The real trage dy in Ontario and in most of
the wo rld is that it has been dominated by

the disease of pre s c ription in tre m e n d o u s
detail ... The Planning dep a rtments have
had unbelieve able contro l , well beyo n d
their stat u t o ry controls. Ultra vires behav-
iour is part of their regular behav i o u r.”

The rev i t a l i z ation initiat ive seems to re fl e c t
“a ge nuine interest by the people invo l ve d
in public administration in being cre at ive
instead of policing.” But the real ch a l l e n ge
will be implementat i o n , M a rtin said.

Without a serious commitment to helping
d evelopment go ahead, “site plan rev i ew
alone is more than enough to adequat e ly
f ru s t rate any b o dy ’s intere s t s .”

The Planning Dep a rtment is scheduled to
rep o rt back to Land Use Committee Ap ril 9.
A draft zoning by l aw is expected to be cir-
c u l ated for public comment in early March ,
and re c o m m e n d ations for parking and her-
i t age buildings in late March. For more
i n fo rm ation contact the Planning
D ep a rtment at (416) 392-7333.

D avid J. Wi l l i a m s , F RT P I , M C I P, P L E ,
and a past president of this associat i o n ,
has joined Davies Pa rt n e rs Fa c i l i t at o rs
I n c. as a member of its team of mediat o rs
ava i l able for altern at ive dispute re s o l u t i o n
(ADR). The company was the fi rst privat e
fa c i l i t at o rs ’o ffice designed to mediat e
mu n i c i p a l , e nv i ro n m e n t a l , zo n i n g, c o m-
munity development and other land use
disputes in Ontari o .

D r. Norman Pe a rs o n , P L E , F RT P I , A I C P,
M C I P, has served re c e n t ly as an advisor on
p rojects dealing with ru ral development in
Ghana; the impact of env i ronmental poli-
cies in Egypt; consequences of oil

d evelopment in Alaska and regional deve l-
opment in Guya n a .

Rob G. Dow l e r, P L E , O P P I , C I P, wa s
a c c epted for membership in December. A s
m a n ager of planning and building policy
at the Ministry of Municipal A ffa i rs and
H o u s i n g, Rob is wo rking on the 1997
O n t a rio Building Code, s t rat egies to
e n c o u rage private investment in re n t a l
bu i l d i n g s , and the new Planning Act and
p o l i cy stat e m e n t s .

Municipal Tax Equity Consultants Inc. in
H o rn by has introduced two new mem-
b e rs , also accepted at the December
Council meeting: C a rla Y. Nell Powe l l ,
P L E , A I M A , D i rector of A d m i n i s t rat i o n ,
and G rego ry David Powe l l , P L E ,A I M A ,
D i rector of Operations. The fi rm offe rs
assessment rev i ew and support services to
municipalities and school board s .
M e m b e rs will remember the rep o rt Carl a
p rep a red for this Jo u rnal last year on
M ayor Barbara Hall’s add ress to an 
OLE dinner.

M atilde C. Nunez, O P P I , M C I P, P L E ,
k n own to members in her associat i o n
with Planland in Hamilton, has moved to
R e t i red status. So has C h ri s t o p h e r
S ke at , of To ronto. Best wishes to both!

M a ry Sargent has perfo rmed most of the
o ffice functions for OLE for the past sev-
e ral ye a rs as an employee of Th e
Business Place Inc. As that company
closed its doors at the end of Ja nu a ry,
M a ry has opened up a new company
called “Business is Business”. For OLE
m e m b e rs , this means a ch a n ge in the
A s s o c i at i o n ’s fax number to (416) 979-
9159. The add ress and phone number stay
the same.

The Members ’A ffa i rs column fe at u re s
member news and company announce -
ments. Please ke ep us info rmed of
ap p o i n t m e n t s , i n t e resting pro j e c t s , e t c.
Call Jim Ap p l eya rd at (416) 447-3949
or Rowena Moyes at (416) 466-9829,
( fax) 466-6829.

M e m b e rs ’ A ffa i rs

The A s s o c i ation will be publishing a
n ew membership dire c t o ry for 1997.
Those members who wish to place a
business card adve rtisement are
a s ked to contact the office as soon
as possibl e. 

Call (416) 340-7818.
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B u d ge t
The spring session of the
Legislature is scheduled to
begin on March 18. Everyone
will be watching the provincial
budget, expected in April: the
exact mix of cuts in program
spending, transfers and income
taxes — and the resulting
deficit — will have an enor-
mous impact. Last word has it
that the tax cut promised in the
Conservatives’election cam-
paign (a 30 per cent reduction
in provincial taxes, with half of
the cut coming in this first
budget) is still on.

Planning A c t
A m e n d m e n t s
Bill 20 re c e ived second reading in
December and was re fe rred to the Standing
Committee on Resources Deve l o p m e n t .
P u blic hearings began in To ronto on
Feb ru a ry 12 and travelled the prov i n c e.
Th i rd and final reading is expected lat e
s p ring or early summer. 

In the new Bill, municipal plans must “ h ave
rega rd to” p rovincial policy stat e m e n t s ,
rather than “be consistent with” t h e m , a n d
the prov i n c e ’s ability to decl a re mat t e rs of
p rovincial interest is more limited. Ti m e
f rames for ap p roval are shortened; re q u i re-
ments for public meetings are re d u c e d ;
t h e re is no longer an automatic right to
appeal committee of adjustment decisions;
and the sections wh i ch disallowed pro h i b i-
tions against basement ap a rtments have
been re m ove d. 

N ew Provincial Po l i cy Statements have been
d rafted and sent out for public consultat i o n .

D evelopment Charge s
Bill 20 also places a qualified morat o ri u m
on new lev i e s , re t ro a c t ive to November 16,
1995. A ny new ch a rges or amendments
( ex c ept reductions) must be ap p roved by
the Minister of Municipal A ffa i rs and
Housing — who has absolute discre t i o n .
A l s o , no appeals are allowed to the OMB. 

The gove rnment has indicated it wants to
limit levies to hard services. In Ja nu a ry, t h e
Golden rep o rt on the GTA re c o m m e n d e d

t h at ch a rges re flect the full costs of deve l-
opment and that education deve l o p m e n t
ch a rges re flect usage pat t e rns typical fo r
d i ffe rent unit types. Industry associat i o n s ,
municipalities and ministry staff are dis-
cussing possible ch a n ges to the legi s l at i o n .
The current timetable calls for a cab i n e t
submission in Ju n e, with new legi s l at i o n
i n t roduced in the fa l l .

Rent Contro l s
The Harris gove rnment has said it support s
m a rket control of re n t s , rather than reg u l a-
tions — but don’t expect it to move in that
d i rection until it’s pretty certain privat e
i nve s t o rs will actually start to build new
units. Ministry of Municipal A ffa i rs and
Housing rep re s e n t at ives have been meeting
with va rious groups in the rental industry to
ex p l o re options. A rep o rt prep a red for the
M i n i s t ry last fall identified three major
re q u i re m e n t s : a l l owing units to become
d e c o n t rolled as they come vacant; re l i abl e
p rotection for tenants based on B. C .’s cur-
rent system of agreed rents and arbitrat i o n ,
and ch a n ges to bring pro p e rty taxes on
rental buildings into line with those fo r
ow n e rship housing. Pro p e rty taxes are also
on the table through the Golden rep o rt on
the GTA. A l t e rn at ives for amending reg u l a-
tions in the rental sector have been
c i rc u l ated for discussion.

Water as 
C o n t a m i n a n t
In a recent “ S a xe Fa x l e t t e r ” , To ro n t o
l aw yer Dianne Saxe describes “ yet another
d e m o n s t ration of `common sense’ (or turf
bu i l d i n g ? ) ” — MOEE’s prosecution of Inco

“ for disch a rging clean wat e r. In
a c c o rdance with its perm i t s ,”
she say s , “Inco put tre at e d
water into a creek. During a
s u dden thaw, the creek began to
ri s e. Inco stopped its disch a rge
but the creek kept rising due to
s n ow melt and rain. Eve n t u a l ly
a home of the flood plain wa s
fl o o d e d. Inco paid for the dam-
ages. This home had often
flooded befo re and would pro b-
ably have flooded on this
occasion even if Inco had not
d i s ch a rged any t h i n g. Inco wa s
a c q u i t t e d. The MOEE did not
ap o l ogi s e.” ( rep rinted with per-
m i s s i o n )

D i gital Land Regi s t ry
For $500 a year and a small user fee per
p ro p e rty search e d, you can now use the PC
on your desk to access land title info rm a-
tion from regi s t ry offices in Ke n t ,
M i dd l e s ex (London), O x fo rd, H a m i l t o n -
We n t wo rt h , H a l t o n , Pe e l , M e t ro To ro n t o ,
Yo rk and Ottawa - C a rleton. 

The result of a part n e rship betwe e n
O n t a ri o ’s Ministry of Consumer and
C o m m e rcial Relations and a consortium of
p rivate sector fi rm s , the Te rav i ew system
a l re a dy cove rs more than one million of the
four million parcels of land in the prov i n c e.
Enter the municipal add re s s , ow n e r ’s name,
the number of any instrument (plan of sub-
d iv i s i o n , m o rt gage, l i e n , e t c. ) , or a PIN
nu m b e r, and you can get a summary of the
documents curre n t ly listed on title. By May,
you will be able to order copies of the
smaller documents to be sent to your fa x
nu m b e r. Larger documents such as maps or
s u rveys will be handled by couri e r.

For the Midd l e s ex regi s t ry, d i gital map s
will become ava i l able in May — Hamilton
and Ottawa maps will be on line befo re the
end of the ye a r. Info rm ation and maps fro m
other regi s t ries are being added reg u l a rly.
By 1997, q u a l i fied users should be able to
register instruments on title or amend those
a l re a dy in place. For more info rm at i o n ,
contact Te ranet Land Info rm ation Serv i c e s
(416) 360-5263.

A round Queen’s Pa rk
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After stormy deb at e, Bill 26 — the Sav i n g
and Restru c t u ring Act — was voted into law
on Ja nu a ry 29, 1 9 9 6 , by a vote of 77 to 47.
It is a complex piece of legi s l ation more
than 211 pages long with 400 clauses and
17 schedules that enact or amend wh at
ap p e a rs to be 47 sep a rate pieces of legi s l a-
tion — many of wh i ch are completely
u n re l at e d.

Bill 26 was designed by the Harris gove rn-
ment to provide the province with the tools
to successfully cut $6 billion from prov i n-
cial spending over the next three ye a rs. Th e
H a rris gove rnment deemed it necessary to
assume direct control over many of the
decisions affecting the delive ry of publ i c
s e rv i c e s , n order to ach i eve a balanced
bu d get and reduce the current $100 million
d e fi c i t .

Decisions affecting our provincial serv i c e s
and spending can now be made by reg u l a-
t i o n , m i n i s t e rial direction or administrat ive
o rder without parl i a m e n t a ry deb ate or the
o p p o rtunity for public scru t i ny. The Bill
d i re c t ly vests prev i o u s ly unheard-of powe rs
into the hands of the provincial Cab i n e t .
For ex a m p l e, t h e re are 13 diffe rent are a s
wh e re the gove rnment is giving itself the
right of final ap p e a l , swe eping away
re c o u rse to independent third parties or to
the court s .

Ve ry Large A rray Of Issues
While the document ap p e a rs to touch on
almost eve ry facet of spending in the
p rov i n c e, t h e re are three key are a s : h e a l t h
c a re re fo rm , c ivil service and pension
ch a n ge s , and municipal re s t ru c t u ri n g.

Health Care
The provincial gove rnment now has the
right to unilat e ra l ly close or merge hospi-
tals; dictate the types of services and the
volume of each service each hospital will
o ffer; ch a rge user fees for the prov i n c e ’s
d rug plan; dereg u l ate drug prices; deter-
mine wh at are necessary medical
p ro c e d u res and set the fees for these ser-
vices under the provincial health insura n c e
p l a n , as well as set quotas dictating wh e re
d o c t o rs may pra c t i c e. The Bill also immu-
n i zes the Ministry of Health, the Cab i n e t
and the soon-to-be-fo rmed Health Serv i c e s
R e s t ru c t u ring Commission from legal lia-
bility resulting from hospital re s t ru c t u ri n g.

P l u s , it ab rogates all agreements it has
signed with the Ontario Medical
A s s o c i ation and immu n i zes itself aga i n s t
a ny legal action stemming from the ab roga-
tion of these agre e m e n t s .

C ivil Service and Pension Change s
The Harris gove rnment plans to lay off
ap p rox i m at e ly 13,000 provincial wo rke rs .
C h a n ges to the Public Service Pension A c t
and the Ontario Public Service Employe e s ’
Union Pension Act exempt the gove rn m e n t
f rom laws protecting employe e s ’p e n s i o n s .
N o rm a l ly, a large layo ff could tri gger a wind-
up of the employe e s ’ pension plan and re s u l t
in enhanced benefits such as immediate ve s t-
ing and port ability of the pension cre d i t s .

The Bill allows arbitrat o rs to consider the
financial ability of an employer to make
p ay awa rds befo re considering the wage s
for police, fi re fi g h t e rs and hospital wo rke rs .

Municipal Restru c t u ri n g
C h a n ges to the Municipal Act make it
easier to amend municipal boundaries and
a m a l ga m ate municipalities. In fa c t , u n d e r
the new re s t ru c t u ring pro c e s s , the Minister
of Municipal A ffa i rs or an appointed com-
mission can make any order at all to
implement re s t ru c t u ri n g. An order of the
Commission or the Minister under these
reg u l at i o n s , wh i ch are as yet unava i l abl e,
p revails over any act or reg u l ation with
wh i ch it confl i c t s .

An upper tier municipality such as Metro
will be able to assume certain powe rs of the
l ower tier municipalities to provide serv i c e s
and facilities reg u l ated by provincial reg u-
l ation. It can do this as long as the upper
tier council is in favour and a majority of
the councils of area municipalities (rep re-
senting a majority of the upper tier electors )
s u p p o rts the ch a n ge.

The reve rse will also be allowe d. Lower tier
municipalities will be able to assume upper tier
p owe rs pre s c ribed by the reg u l at i o n s , p rov i d e d
the upper tier municipality and the majority of
the other area municipalities concur.

In add i t i o n , municipalities are to be allowe d
to ch a rge certain user fees for their serv i c e s
and facilities. This may include tolls on
local roads (although in practice this may
be difficult to implement). These new rev-
e nue sources have been scaled dow n

c o n s i d e rably from the ori ginal wo rding of
the A c t , wh i ch proposed to grant mu n i c i-
palities broad new areas of taxat i o n .

The province itself will be able to ch a rge
toll fees on certain provincial highways if it
so desires. In the instance of Highway 407,
the Bill proposes that motorists using the
road have an electronic device installed in
their ve h i cles to allow for the automat i c
billing of tolls.

Under ch a n ges to the Municipal Fra n ch i s e s
Act and the Public Utilities A c t , l o c a l
municipal gove rnments can privat i ze utili-
ties without the current re q u i rement to hold
a re fe rendum. This would pave the way fo r
municipalities to sell water and sewage
p l a n t s , t ransit systems and electric utilities.

Other Change s
A full 30 pages of the Act ap p ly to mining
and prospecting re fo rms wh i ch we a ken cur-
rent env i ronmental reg u l at i o n s , e ffe c t ive ly
a l l owing mine ow n e rs to reg u l ate them-
s e l ves when closing a mine. Curre n t ly,
companies must prep a re a shutdown plan
for provincial ap p rova l .

Amendments to the Conservation Au t h o ri t y
Act will make it easier to wind down the
a u t h o rities and sell lands they curre n t ly
h o l d. The gove rnment is cutting the funding
to conservation authori t i e s , with gra n t s
being given only for flood control and pro-
tection of p rov i n c i a l ly signifi c a n t
c o n s e rvation lands.

In Concl u s i o n
It would appear the Harris gove rnment has
used its majority in the legi s l at u re to arm
itself with an enormous degree of fl ex i b i l i t y
in dealing with how provincial services are
to be provided and how mu ch they will
cost. In light of the enormity of the gove rn-
m e n t ’s swo rn task to reduce the $100
billion debt load, this can be viewed posi-
t ive ly.

H oweve r, combined with this fl exibility is a
mu ch larger bu rden of responsibility to
e n s u re that some of our fundamental ri g h t s
a re n ’t sacri ficed in the zeal to cut costs.
Wh at cannot be viewed positive ly is the
special care the Act takes to ensure that the
p rov i n c e, the Cabinet and its agents can’t
be held lega l ly liable or in many instances
be subject to judicial rev i ew.

Bonnie Bowe rman is a Council Member of
the A s s o c i ation of Ontario Land
E c o n o m i s t s , and a senior analyst with a
major insurance company.

O m n i bus Powe rs Carry
O m n i bus Responsibilities
by Bonnie Bowe rm a n
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A common task of municipal planning
d ep a rtments is to provide fo recasts of future
growth. These projections are used by o t h e r
gove rnment agencies and tri bu n a l s , d eve l-
opment intere s t s , and merchants and
s e rvice industries wishing to identify poten-
tial markets and their re l at ive size.

The fo recasts are intended to reduce uncer-
tainty and increase know l e d ge about the
f u t u re for public and private inve s t m e n t
p u rposes. Howeve r, t h e re are nu m e ro u s
methods dep l oyed to ge n e rate populat i o n
fo re c a s t s , and both their sophisticat i o n , a n d
the detail to wh i ch population data can be
p rov i d e d, va ry considerably. The purp o s e
of this paper is to illustrate the conditional
n at u re of va rious fo recasting tech n i q u e s
and the potential diffe rence in re s u l t s .

Four Main Ap p ro a ch e s
Th e re are four principal ap p ro a ches to pop-
u l ation fo re c a s t i n g, based on: e m p l oy m e n t ,
d e m ograp h i c s , housing units/rate of deve l-
opment activ i t y, and mat h e m at i c a l
c a l c u l ations using ratio re l at i o n s h i p s .

E m p l oyment-based models 
These models operate of the premise that
u r b a n i z ation accompanies industri a l i z at i o n ,
and population ch a n ge is a function of
l ab o u r-induced va ri ables. The most com-
m o n ly used employment-based model is
the basic/non-basic employment mu l t i p l i-
er c o n c ept. A l t e rn at ive models incl u d e :
s e c t o ra l , e c o n o m e t ric and input-output.

The basic/non-basic c o n c ept is essentially
p re d i c ated on the fo l l owing re l at i o n s h i p :

“ x ” jobs in the basic or go o d s - p ro d u c i n g
sector (e. g. , m a nu fa c t u ring) support “ y ”
jobs in the non-basic or service sector
( e. g. , t e a ch e r, h a i rd re s s e r, e t c.) wh i ch in
t u rn ge n e rate a population level of “ z ”

This ap p ro a ch is less useful in those are a s
wh e re employment instead fo l l ows popula-
tion; for ex a m p l e, an expanding bedro o m
s u burb of a larger commu n i t y. A l s o , it is
u n clear how recent ch a n ges in serv i c e
sector employment levels disrupted tra d i-
tional sectoral re l ationships in this model.

D e m ographic models 
In demographic models, t wo principal com-
ponents determine population ch a n ge :

n at u ral increase (births less deaths) and net
m i gration (in- less out-migration). The most
p revalent demographic-based ap p ro a ch is the
age - s ex cohort surv ival model, in wh i ch
assumptions are made as to the rates of
b i rt h , d e at h , s u rv iva l , l abour fo rce part i c i p a-
t i o n , household fo rm at i o n , fe rtility and
m i grat i o n

The existing population is “ age d ” a c c o rd-
i n g ly for each year into the future, wh i l e
n ew migra n t s , with an altogether diffe re n t
p ro fi l e, a re introduced into the commu n i t y.
This ap p ro a ch is most commonly fo u n d
amongst larger mu n i c i p a l i t i e s , because of
their need to ge n e rate more detailed info r-
m ation at a desegregate level. 

C o m p u t e ri z ation has made this a more pop-
ular method. It has two pri n c i p a l
s h o rt c o m i n g s : it can undercount populat i o n
in those communities ex p e riencing consid-
e rable development activity on the
ru ral/urban fri n ge, and shares of migra n t s
a c c ruing to a community must still be esti-
m ated — an imprecise science at best.

D evelopment activity ap p ro a ch
Also known as the housing unit method,
this is based on the amount of anticipat e d
or actual development activ i t y, as rep re s e n t-
ed by the number of building perm i t s
i s s u e d, utility service connections at t a i n e d,
or development site plans re c e ive d.
D evelopments at diffe rent stages in the
ap p roval process are applied to occupancy
l evels by unit type and construction timeta-
bles in order to ge n e rate the fo re c a s t .

This is one of the most fre q u e n t ly used
t e chniques in municipalities that are ex p e ri-
encing rapid rates of growth. Howeve r, i f
used alone, it can undere s t i m ate the degre e
of population growth and it ignores the pos-
sibility of population decline altoge t h e r
unless significant demolition of housing
units ex i s t s .

M at h e m atical trend ex t rap o l at i o n
These methods large ly attempt to extend the
h i s t o rical pat t e rn of growth fo r wa rd ove r
t i m e, and have been cy n i c a l ly described by
some as a game of “connecting the dots”.

Th e re are a number of mat h e m atical va ri a-
tions. The share ap p ro a ch assumes that the
rate of growth that accrues to a commu n i t y

is a pro p o rtion of the larger area total. It
can be constant or va ri abl e, a l t e red as ser-
vicing conditions, or trave l
t i m e s / c o m muting pat t e rns ch a n ge. 

Other models include the trend line
ap p ro a ch , and the more sophisticated least
s q u a res ap p ro a ch wh i ch uses regre s s i o n
a n a lysis based on a series of prev i o u s ly
e s t ablished dates and their associated popu-
l ations. A l t e rn at ives include the modifi e d
exponential and Gompertz s-curve
ap p ro a ches (wh i ch re c og n i zes the fi n i t e n e s s
of land to support continuous populat i o n
i n c re a s e ) , and the censual ratio method.

The mat h e m atical ex t rap o l ation methods
a re most commonly dep l oyed in smaller
municipalities with low rates of grow t h .
Th e re are obvious shortcomings to utilizing
past growth trends to project populat i o n
ch a n ges in larger communities or those
wh i ch ex p e rience rapid grow t h .

S u m m a ry

It is important to determine wh i ch method
has been used to arrive at a particular popu-
l ation fo recast in order to understand its
re l at ive strengths and shortcomings. Th e
choice of ap p ro a ch can have a pro fo u n d
impact on the final projections of how mu ch
land is re q u i red or will be absorbed fo r
d evelopment purp o s e s , h ow many units can
e ffe c t ive ly be marketed and constru c t e d,
and wh at value can be assigned to them.

For an existing community of 325,000, fo r
ex a m p l e, p o p u l ation projections could
ra n ge between 329,000 and 343,000,
d epending on wh i ch of the ab ove methods
is dep l oye d. Th at is a va riance of some
14,000 persons! 

If we assume a density split of 50 per cent
l ow (at four units per acre ) , 35 per cent
medium (at 15 units per acre ) , and 15 per cent
high (at 40 units per acre ) , and three pers o n s
per household across the board, t h at 14,000-
p e rson diffe rence tra n s l ates into a va ri ation of
4,670 units and 710 acres of land.

For some commu n i t i e s , it may be useful to
combine seve ral of the ap p ro a ches to come
up with a more meaningful estimate of
f u t u re population levels. For ex a m p l e, use a
d e m ographic model but ch e ck or tailor the
e s t i m ate based on development activ i t y.

Julius Gorys is senior planner in the
O n t a rio Ministry of Tra n s p o rt ation. A l
R u gge ro is senior planner with the Concord
planning fi rm Weston Larkin Inc.

Po p u l ation Fo re c a s t i n g :
A Rev i ew Of A l t e rn at ive Methods
by Julius Gorys and Al Rugge ro


