Figure 7.1 below summatrizes the supply of vacant employment lands in York Region as
calculated in July 2006, and cleatly illustrates how a significant proportion of .the total vacant
employment land in York still requites significant planning and servicing investment before they
are ready to be developed by private or public sector interests.
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approvals in place tend to be those located in the southern end of the Town, whereas most of
the lands in North 404 area, which represent the future growth area, are still subject to zoning
and land servicing.

The availability of 200 hectares of market ready employment land would only support about 8
to 10 years of development, on the basis of 20 - 25 net hectares of land per year. The reduced
supply also impacts the range of site opportunities available, when competing to attract new
companies. This is a very tight condition that will need to be immediately rectified. Servicing
and pre-zoning of lands will help to ensure that Markham’s competitive position is maintained

As a general rule, the Town should closely monitor the annual consumption patterns of its.
employment lands supply and be prepared to work closely with developers, land-owners and
perspective businesses to bring additional lands into a market-ready position at a rate that is
commensurate with those being taken out of the vacant inventory. The Town of Markham
should monitor the annual absorption patterns year over year, and ensure that new, market ready
lands are always available. As a guideline, the municipality should consider a 10 year supply of
market-ready lands to be the absolute minimum need to support balanced economic growth.
Falling below a 10 year supply threshold is likely to exert undue upward pressure on pricing.
This would put Markham at a competitive disadvantage vis-3-vis other nearby markets.
Markham is now in a position where it needs to service new lands to remain competitive

The industrial (employment) land supply is made up of both developed (secupied) and vacant
(greenfield) lands.

On developed industrial land in Markham there is both “employment land employment” and
“major office employment.” Thete is also a reasonably stfong presence of activities that are
more truly characterized as “population related employment”. Based on the existing policies of
the Town, vacant industrial lands can generally develop to accommodate either industrial or
office type buildings. And while other uses (such as retail and other PRE-oriented facilities) may
be permitted, they are generally not provided for, “as-of-right”. Such uses, if built as stand alone
operations, are subject to further considerations by Council.

According to the most up-to date Town of Markham records, the municipality has a current
(2008) total industrial land supply of 1,525 net ha of industrial (employment) land, including
1485 net ha of vacant and *1,040 net hectares occupied.

In Markham, vacant lands situated along Highway 404 are considered to be well-located and are
widely regarded by most real estate professionals and market analysts to be among the best, and
indeed the most valuable industtial lands anywhere in the suburban 905 market.
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While industrial land prices are partially a function of desirability, they are also closely tied to
supply, market timing, and 400-seties exposute/access. With fewer than 200 hectares of vacant,
market-ready, industrial land available, the supply of land is a major contributing factor to
Markham’s affordability situation. Above average pricing levels are likely to place some
limitations on market access, especially for smaller, start up ventures and other independent
companies wanting to do business in Markham. ‘
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FIGURE 7.2 VACANT EMPLOYMENT LAND SITE SIZE PROFILE (2008)

Size Range Number of Site in % of Total

each Category

Lessthan 1 ha 96 - 141%
1 hato3ha \ 88 38%
3hatoSha 26 1%
5hato 10 ha 14 6%
10 hato 20 ha 8 _ 3%
20 ha + 2 1%
TOTAL SITES 234

Source: Town of Markham

In order to attract business growth and maintain its focus on high profile employment functions,
it is important that the Town of Markham continues to offer a diverse and well balanced
selection of employment sites. In other words, a land inventory that caters to a wide variety of
projects in terms of: size, location, exposure/profile and accessibility should be considered a
priority. Such an approach generally supportts the provincial and regional policies that speak
directly to the importance of mamtammg a healthy supply of employment land to accommodate
growth.

7.2.1 Changes to the Town's Land Supply

In 2000 the Town released an Employment Lands Strategy (ELS) to address the supply of land
needed to accommodate forecast growth 2021. The Study concluded that the Town needed
more land in order to keep up with the requitements of future economic growth. At the time
the study was completed, the net supply of vacant employment land in Markham was estimated
at 380 hectares. ‘This quantum of land was determined to be ins#fficient to accommodate neatly
45,000 new jobs between 2000 and 2021. At that time, it was recommended by the Town’s
consultant (Hemson), that an additional 600 to 1,100 gross hectares of land would be requn:ed to
round out the employment land base for the period to 2021.

Since endorsing the last Employment Land Strategy, the Town has pursued all available options
identified in Markham to effectively increase the supply of employment land. These include:

e 2003: Eastern Markham Strategic Review- Council recommends identification of lands
adjoining Cornell for Business Park (BP) employment (45 ha)
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The Town of Markham has a vacant supply of approximately 60 ha of General Industrial Area
land. More than half of these lands are situated in the Armadale employment area in the vicinity
of 14" Avenue and Markham Road.

The General Industrial Areas around Steeles and Highway. 404 account of the largest
concentration of industrial land in Markham, and are made up of companies engaged in a broad
cross-section of activities including: manufacturing, wholesaling, construction and building
trades, financial services and a range of other business activities. By their nature, General
Industrial Areas are expected to accommodate the vast majority of Markham’s ELE job growth.
With only 60 hectares of vacant land available, the existing GIA designations in Markham would
only suppott about 3,600 ELE jobs (assuming 60 employees per net hectare). The growth
forecasts however suggest that Markham will need to accommodate 32,000 new ELE jobs
between now and 2031. Clearly, Markham will need additional industrial land to bridge this gap.

Even if the 50% of the 325 hectares of vacant Business Park Area lands were occupied by ELE
(with the other 50% for MOE) and 30% of the Business Corridor Areas were occupied by ELE
(with the other 70% utilized for MOE and PRE), Markham would still need to physically

- accommodate close to 17,000 additional ELE workers by 2031 on new lands. Assuming 60

hectates per employee this would translate into a minimum of 285 net hectares - with no land
whatsoever left for vacancy: ’

Business Corridor Areas have developed inctementally with a wide assortment of industrial and
commercial activities. By and large, the BCA generally provides a high degree of flexibility in
terms of permitted uses, but the form of development has generally involved lower density
buildings that do not as readily support high levels of transit ridership or pedestrian activities
along the main arterial road ways on which they are located (such as Woodbine Avenue, 14"
Avenue and Denison Avenue).

While the BCA’s planned function is to accommodate a mix of high quality business activities,
increasingly the designation has been moving toward more retail and service commercial
businesses, including those that serve both a local and regional customer base. For example, the
BCA applies to properties along Doncaster (east of Yonge) which are now occupied by retail-
based businesses. It also applies to lands at the corner of Highway 7 and Woodbine which are
now occupied by a supermarket-anchored shopping centre. Most recently, Business Corridor
lands in Box Grove have been utilized for retail interests serving local and regional markets.

7.2.3 Land Supply by Employment Nodes

Markham has 17 different employment nodes. These are illustrated in Figure 7.4 and
summarized in Figure 7.5, respectively.
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The Allstate Employment Area is Markham’s largest industrial business park.
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Cathedral and Cachet. Combined, these three areas provide approximately about 213 net
developable hectares of industrial employment land. This is about 44% of the total amount of

vacant land.

Investment interest in these areas is expected to be very strong reflecting the high degree of
exposure offered to many of the sites. Honda Canada is now building its Canadian headquarters
in this area. This move is expected to accelerate new business activity in this area in the near to
medium term.

While development continues to progress northward along Highway 404 cotridor, the eastern
portion of Matkham has seen very little in the way of any new industrial or office type activity,
despite having high-quality land development characteristics.

At present, the designated industrial parcels in the east end of the Town, including those in
Cornell and Box Grove, have yet to be developed for any other purpose other than PRE (retail)
uses, with the exception of one medical office building in Box Grove.

Over the long term, however, it is envisioned that the take-up of office and other business
activities will begin to take shape once the residential components of these areas are more firmly
established. Specifically, an opportunity exists to establish a high-profile business clustet, such
as an eco-focused business park, a clean energy park or an industry/government led R&D
campus. Successfully developing these lands in the near to medium term, will depend - to a large
extent - on the ability of major landowners in Markham East to creatively position their holdings
as part of a highly unique business encave in the GTA - one that is complemented and supported
by:

- ® exceptional natural amenities (Rouge Park),
* afull service interchange at Donald Cousens Parkway and the Highway 407;
® proximity to a rapid transit terminal and a transit gateway, and

¢ the potential for business and research linkages with Markham-Stouffville Hospital.
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consequence of specific site development constraints and/or other encumbrances such as

irregular lot patterns or fractious land ownership patterns.

Figure 7.6
Markham Industrial Land - Developed and Vacant Inventory

Developed
Industrial
Land in
Town of
Markham

1040 net
Hectares*

* 1040 Net Hectares of occupied land excludes developed office parcels such as iBM and Motorola in
Markham Centre (MC). It also exciudes Buttonville Airport Lands.

Vacant
Industrial
Land in
Town of
Markham

485 net
Hectares™
Legend

** 485 Net Hectares of vacant land excludes undeveloped parcels in Markham Centre (MC) and other potential
intensification sites along Highway 7 and Yonge Street which could support office developments. Vacant iand

includes Buttonviile Airport tands.
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Employment
Land

Employment
2006

Maijor

Office
Employment
2006

Denison-Steeles | 34,131 68% 17.681 37% 53,686 37%

| Highway 7/404 9,955 20% 26,580 56% 43,802 30%

| Sub Total 44,686 88% 44,261 93% 97,488 67%
All Other Areas 5,901 12% 3.0%96 7% 47,340 33%

| Total 49,987 100% | 47,357 100% | 144,828 100%
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7.3 Employment Land Absorption

Figure 7.8 below summarizes absorption of employment lands in Markham by area over the
petiod 1981 to 2005.

FIGURE 7.8 - EMPLOYMENT LAND ABSORPTION (BPA, GIA, BCA) 1990-2005

Employment Land Absorption (ha)

MARKHAM OTHER YORK TOTAL YORK SHARE OF TOTAL

REGION REGION

1981-1985 277.0 533.2 810.2 34%
1986-1990 203.6 1 928.6 1132.2 18%
1991-1995 27.9 131.0 158.9 18%
1996-2000 140.3 | 490.6 630.9 22%
2001-2005 79.8 520.6 600.4 13%
Annual Average Absorption (ha) '

1981-2005 29.1 104.2 133.3 22%
+1996-2005 22,0 101.1 123.1 18%

Source: York Region
The following observations have been taken from this analysis:

® Accelerated real estate development activity in the mid-late 1980s in Markham was largely
fuelled by speculative office and industrial construction. This activity lead to 2 major bump in
the total amount of office space added to the market, especially in the Highway
404/Highway 7 atea.

® The recession of the early 1990s hit the GTA’s manufacturing sector extremely hard. As a
direct result, the ICI real estate community suffered a severe setback. Between 1991 and
1995, employment land was virtually unmarketable, with almost no new construction taking
place.

 The technology boom in the mid to late 1990s helped provide a significant lift to Markham
after neatly five years of market stagnation. Much of the take-up of Markham’s office and
prestige industrial properties — especially by technology-related firms - was attributed to the
high vacancy rates found within premium-quality buildings constructed just before the
recession hit.
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7.4 Location and Built Form

7.4.1 Major Office

In York Region, major office buildings are heavily concentrated in the Highway 404 and
Highway 407 area of Markham and Richmond Hill, and along Steeles Avenue and Highway 7.
Although some office activity has been edging northward into Aurora and Newmarket, these
concentrations of office space ate still relatively small by comparison, and generally lack the scale
of a true regional node.

The City of Vaughan, by contrast, has very little office development, save and except for a few
smaller buildings along Highway 7 and Steeles Ave near Highway 400.

Figure 7.9 summarizes the distribution of Major Office space throughout York Region. In total,
thete are approximately 307 net hectares of major office sites on employment lands within York
Region accommodating approximately 1.46 million square meters (15.8 million square feet) of
office floor space.

FIGURE 7.9 YORK REGION’S MAJOR OFFICE DEVELOPMENT ON EMPLOYMENT LANDS

Bunlding (sq.m)  Area HA Employment Area Area Municipality
268,587 67.80 ALLSTATE EMPLOYMENT AREA MARKHA 10,597
25,548 7.23 CACHET EMPLOYNENT AREA MARKHAM 1.008
67,995 9,36 COCHRANE EMPLOYMENT AREA MARKHAM 2883
203556 27.56 COMMERCE VALLEYALEITCHCROFT ENPLOYMENT AREA MARKHAM ©o 8,031
268,123 49.80 DENISON STEELES EMPLOYMENT AREA MARKIAM 10.579
25,316 4.63 FOURTEENTH AVENUE EMPLOYMENT AREA MARKHAM 989
135,560 47.56 RISEBROUGH EMPLOYMENT AREA MARKHAM 5,348
118,994 0.68 TOWN CENTRE EMPLOYMENT AREA MARKHAM 4,695
2787 - 0.65 THOHNHELL EMPLOYMENT AREA MARKHA% $10
ST R e AT T BUNMARY. T ARRIAR L TR BEs T,
151.140 30.93 BEAVER CREEK EMPLOYM&N! AREA RiCHN‘C}N O HILL 5,953
4,084 2.39 EDWARD AVENUE EMPLOYMENT AHEA AICHMOND HILL 161
15,569 2.63 HEADFORD EMPLOYMENT ARE. RICHMOND HILL. 14
T AT e 9508 L ; v»"&‘fwylxﬂfm Ao ", PR e e R R
21,786 5.42 KEELE EMPLOYRENT AREA VAUGHAN 880
3,189 0.80 LANGSTAFF EMPLOYMENT AREA VAUGHAN 125
22.66% 5.99 PINE VALLEY EMPLOYMENT AREA VAUGHAN - B84
24812 6.74 STEELES CAMPUS EMPLOYMENT AREA VAUGHAN 978
16.047 17.13 STEELES EAST EMPLOYMENT AREA VAUGHAN 633
40.094 B.G6 STEELES WEST EMPLOYMENT AREA VAUGHAN 1.582
4,088 2.03 TUDOR EAST EMPLOYIMENT AREA VALGHAN 161
22.3%7 5.76 VAUGHAN 400 EMPLOYMENT AREA VAUGHAN B3
20,438 4.52 WESTON 400 EMPLOYM!."‘JT AHEA VAUGHAN 806
| ROSEIRTINO0 DR N T SUNARY. < SARCIODERNLE IS 7S SRR
5 4.83 WELLiNGTON AURORA 1.064
RS R B ST WELL!NGTON st R I RURORA 4 e OB e ]
9 0 ORK REGIO &.764

Souzce: Yok Region Pignning and Oevelopment Services
* Estimate. Basod on a 13.2% vacancy rate and a 22 Sg.miempioyes convedsion rate.

A key factor pushing office development from Toronto into the 905 — particularly places like
Markham - has been the heightened real estate focus on residential condo construction,
especially in more central parts of City that are well-supported by transit. A number of areas
which had traditionally been planned as major office nodes have been, and continue to be,
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Another major driver for why suburban office buildings have gained such rapid market
acceptance, in places like Markham has much to do with the changing scope of business

activities being catried out by tenants.
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approach. The PTGP, for example, cleatly discusses the importance of achieving major office
(and major institutional uses) primarily within the various Urban Growth Centres and
secondarily at locations which are proximate to major transit stations. .

Figure 7.10, below illustrates the extent to which the suburbanization of office functions began
to take shape and accelerate in the 1970s, 1980s and 1990s. Since 1993, suburban office parks
have out-paced all other markets in the GTA. During this time, for example, nearly 12 million
square feet of new space was added in suburban business (“office”) parks compared to only 1
million square feet being added in the downtown/mid town area of Toronto, which has
traditionally been the main hub of business activity in Toronto.

FIGURE 7.10 COMMERCIAL OFFICE SPACE FOR THE GTA IN SQ.FT. (1954-2005)

1954-70 1971-81 1982-92 1993-05 Comunercial | Total sq.
Space ¥*¥¥ | fi.

Financial 10,312,065 | 10,467484 | 10,862,253 | 555,740 274,712 32472254
District
Midtown 5,478,480 5,749,853 4.268,660 398,096 - 470,090 16,363,179
Toronto
Toronto(outside | 10473415 | 4,618,045 11,696,388 | 1,884,671 1,936,142 30,608,661
Financial and
Midtown) v
Office Parks * 84 4040 9,002,252 16,998,104 | 11.795,032 | 2,028,016 39,907,804
Office 196,513 4,116,031 11,201,945 | 1,118,807 213,084 16,546,380
Conunercial .
Subcentres **
Dispersed 2,585,728 4,573,186 8,129 192 3,168,591 1,757,355 20,214,052
Locations - ’
Note: Class G (government) buildings wete not included.
* Airport, Highway 404 and Steeles, Higlway 407 and Highway 7, Consumers Road, Don Mills.
“* Meadowvale, Highway 427, Heartland cenwe and Duncan Mills, North York City Centre, Scarborough Town Centre,
Etobicoke Six Points and Mississauga City Centre.
*** Additional commercial office space with mnknown completion date.

Source: Canadian Urban Institute, Business Compentiveness in the GTA: Why Tosonto 1s Lostag Grouad(June 2003)

Escalating land costs, increased traffic congestion and high parking rates in addition to ongoing
changes in our work-force (i.e. more people engaged in knowledge intensive occupations) are
expected to push demand for suburban office development higher in the future. Increasingly,
office developments will be the major drivers of employment, and Markham is very well
positioned to capture a higher share of this development because of its location and its firmly
established-competitive position as a leading centre for business in the GTA.

7.4.2 Industrial Land Development Trends

The big structural change for industrial-based employment land in Toronto over the past decade
has been the extent to which warehousing functions have emerged as the single dominant form

Wty u"’u . 83
" Wy v RN

() L] T

Lt .
urbanMetrics inc |

TLANANNE UEWRS TN TS &




In the context of Toronto - which is Canada’s largest consumer market azd Canada’s largest
industrial market - there are two factors that are driving this phenomenon:
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Most Canadian real estate investment professionals expect distribution and wholesale activities
to temain the primary drivers of industrial land absorption; and this segment of the market is
considered an important source for future tenancies for existing industrial bulldmgs - especlally
in the wake of a shrinking manufactuting sector in Canada.

Toronto, Montreal, Calgary have proven to be the most active markets for new warehouse
development. Despite the continued growth and prevalence of this activity, the Town of
Markham, by virtue of its high land value and its relatively tight land supply has not generally
been considered for this type of new development activity. Moreover, such uses have and will
continue to be concentrated around major transportation hubs such as airports and rail
terminals. For these reasons, Markham will not likely expetience the same degree of
development pressure for such activities.

The majotity of Markham’s employment sites are occupied by single-storey industrial structures.
In newer applications, industrial buildings are also accompanied with corporate/administrative
office components located at the front of the buildings. Often the cotporate offices attached to
these buildings are two to three stories high (e.g. Honda). This type of development is
commonly charactetized as prestige-industrial, and is common-place throughout much of the
Business Park Areas of the Town. This pattetn of development is expected to be the prevailing
format for future industrial type growth in Markham.

7.4.3 Major Retail

A common concern for policy and land use planners throughout the Greater Golden Horseshoe
has, and continues to be the extent to which large shopping centre and big box outlets (power
centres) should be permitted within areas that have been planned for more conventional
employment uses, namely those that support industrial and office type functions.

In the case of Markham, most of the recent applications to convert employment land have
- involved industrially designated lands. These conversions have generally involved sites that are
on highly trafficked arterials such as Woodbine, or on sites that are located adjacent to
burgeoning residential communities.

The extent to which future conversion pressure will take place in the immediate term remains
uncertain (largely because of the prevailing economic downturn), but the Town of Markham
should, as 2 matter of policy, cease the conversion of industrial land for retail uses given the land
shortfall that exists for accommodating future ELE and MOE growth, It is our view that
Markham can readily accommodate the entirety of its PRE employment growth over the next 23
years on lands cutrently designated for commercial purposes, including vacant sites along on
arterial roads and designated locations in Key Development Areas on Regional Corridors.
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8.

Market Trends for Employmeni Lands

8.1 Suburban Offices Trends

Given the sheer size the GTA’s office market, it is necessary to subdivide the GTA into smaller
sub-markets to highlight area-specific trends. While there are no universal boundaries for the
GTA sub-markets, most commercial analysts sub-divide the suburban GTA office landscape
into three primary matkets (note that these boundaries are not demised according to municipal
boundaties):

GTA East: Encompassing a wide area, this sub-market stretches from east of the
Downtown to north of Hwy 7 in Markham. The office conditions in this sub-market vary
greatly by location but atre defined in large part by three main nodes: the Hwy. 404-407
node, the Hwy. 401/404 node and , .

Scatborough City Centre. The Hwy
404-407 node (including Markham’s
Highway 7 corridor and Beaver Creek
in Richmond Hill) has enjoyed rapid
take-up of office development since
the late 1980s, and now has a
significant and well recognized profile.
Much of the new office development
in this area has been fuelled by the
“design-build” corporate office
segment of the marketplace, whereby a
single company occupies an entire
building. While the Hwy. 404-407 -
node has been extremely active in terms of new construction, neither the Hwy. 401-404
node, nor the Scarborough City Centre have seen any meaningful inventory expansions
over the past 15 years.

GTA North: Comprised of Vaughan, Aurora, Newmarket and a portion of Richmond
Hill.” This district has the lowest office space inventory of all of the GTA sub-markets.
Over the past decade this matket has experienced some growth with the addition of the
global head office of Magna International and the national headquarters for State Farm
Insurance Canada. However, this market continues to occupy a small fraction of the total

15 Richmond Hill area excludes the Hwy. 404-407 node
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in this area has been led; in large part by Mississauga, which has benefited from its

measured by the Finandial Post Top-500) fell from 171 to 136, while at the same time the number
of head offices in the suburban 905-region rose from 32 to 62, many of which are in Matkham

or Mississauga.

16 In 2006, urbanMetrics provided York Region with an analysis of the development potential adjacent to three
proposed stations on the portion of the Spadina Subway that would extend into York Region. The market forecasts
suggest that the subway would stimulate the formation of a regional office sub-market ranging between 3.5 and 40
miillion square feet of space by 2036. This is significantly higher than the estimated 1.4 milion square feet that would

be anticipated in the absence of a subway in Vaughan.
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8.2 Markham’s Office Market

Over the past two decades, Markham has become one of the most attractive locations for
business in the GTA. Today, it is one of only a few high-profile locations where substantial new
office construction continues to be taking place. Markham has established itself as a signature
business location in Canada. The cutrent roster of businesses operating in the Town includes a
number of international companies, including IBM, AMD, Apple, Motorola and Nike. Many of
Markham’s companies are engaged in high-tech, product innovation and design and knowledge-
intensive business activities, including financial, engineering and consulting setvices.

At the present time the vast majority of large office buildings in Markham are clustered around
the Highways 404/7/407 interchange. ~ Overall this node (a portion of which is actually in
Richmond Hill), contains some 9 million square feet of office and technology space. Over the
past year, the overall vacancy rate in this node declined from 7.9% to 6.9%. The current rate is
marginally higher than the overall rate for the GTA, but is still well below the larger GTA East
market of which it is an integral part. **

There are approximately 40 Class A office buildings within the Highway 404/407 node, with a
cumulative square footage of 4.2 million square feet. Although office development in Markham
was began at the same time as North Yotk City Centre (in the 1980’s), office growth in
Markham has continued forward at a strong pace, whereas office development in North York
has largely stagnated, and the centre has taken on a decidedly more residential otientation.

Thete are 2 number of designated areas in Markham that permit office uses as-of-right, including
many with no limitations on building size or height. While this has obvious advantages from a
land use and density perspective, there are certain downsides to such a policy framework. Most
. notably, these broad-based policy permissions might potentially dimiriish the speed at which the
Town of Markham can achieve a higher concentration of office growth - particularly in strategic
places such as' Markham Centre. Some policies may need to be developed or refined to
stimulate greater and faster office take-up in Markham Centre. In this regard, the Town of
Markham is now considering reduced on-site parking standards and the possible development of
publicly-accessible, shared parking structures as a means of attracting additional office
construction, and the achievement of greater building densities, nearing or exceeding 1 times
coverage (1.0 FAR).

'8 Cushman & Wakefield LePage, 4t Quarter Toronto Office Report.
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brokerage firms suggested, “the industrial class of property has become increasingly connected
with the movement of goods into and around the region, as opposed to the manufacturing of
goods. This shift has insulated Toronto’s industrial market from the severity of declines seen
[elsewhere] in the manufacturing sector.””” k

The shift towards low density, space expansive industrial development required for logistics and
warehousing operations has significant implications for the achievement of density targets in
terms of the number of jobs to be expected on a per hectare basis.

Markham’s industrial base is in fact very well positioned to meet these changes in the
manufacturing sectot.
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?. Markham Employmeni‘ Forecasts

In this section we briefly review the long term employment projections for the Town of
Markham prepared by York Region in late 2008 and eatly 2009. These projections form the
basis of our analysis of future employment land needs in Markham. The long term forecasts
prepared by York Region are intended to be the policy forecasts that Markham must adopt for
its own planning purposes. Markham is moving forward with its own Official Plan update. This
update must conform to York Region’s new Official Plan.

The forecasts contained in this section are based on 5-year increments and consider the 2031
time frame mandated by the Provincial Growth Plan, Our analysis also takes into consideration
a longer-term, 2051 time horizon, in order to ensure that all land-use decisions reflect the need
to achieve balanced and complete communities for generations to come. The decisions that we
make today, will influence the way we provide setvices in the future. As such, it is critically
important that Markham establishes a coherent foundation for sustained economic growth, and
that its employment areas are not threatened, weakened or compromised by other important
uses which will also need to be accommodated.

9.1 Markham Employment Forecast (York Region)

Based on the most up-to-date planning forecasts provided by the Region, the Town of Markham
will need to accommodate an additional 103,700 jobs between 2006 and 2031, plus an additional
64,200 jobs by 2051. This corresponds to an average annual growth rate of 2.6%.

Figure 9.1 Markham Employment Forecast (York Region forecast)

A Rate ployme are O O
Regio

2006 53% 144,800 31% 21,900
201 61% 178,200 - 131% 33,400
2016 64% 206,300 31% 28,100
2021 64% 226,800 31% : 20,500
2026 62% 238,000 31% ; 11,200
2031 1 61% 248,500 31% 10,500
2036 ] 59% - | 268,500 31% 20,000
2041 60% 288,400 32% 19,900
2046 61% 301,500 32% 13,100
2051 61% 312,700 32% . 11,200

Source: York Region, June 2008
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York Region’s has established the following employment forecasts for PRE, MOE and ELE
jobs. These are summarized in Figure 9.2 below.

Source: York Region, June 2008
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10. Industrial Land Forecasts (ELE, MOE, PRE)

Given the long-range time frames used for employment land forecasting (i.e. 20+ years), the risk
of a critical shortage of employment land in most municipalities is relatively low since
municipalities are required to undertake five year OP reviews which normally require a thorough
review of land supply conditions. These reviews provide municipalities with appropriate
opportunities to make systematic corrections or adjustments to the land supply in order to avoid
land deficits which may materialize in future years.

The analy51s prepared in this section utilizes the employment growth forecasts now adopted by
Yotk Region as part of its own Official Plan update. These forecasts are applied to the
designated industrial land supply within the Town, as a means to determine whether the
municipality’s existing lands are capable of supporting the full scale of job growth anticipated
over the long term.

This section deals specifically with Markham’s industrial land base, and its physical capacity to
accommodate the allocated employment growth over the planning horizon, including:

+ all of the regionally allocated ELE jobs (100%),
» 2 moderate-to-significant amount of regionally allocated MOE jobs (50% to 90%) , and

« a small but stable share of the regionally allocated PRE jobs (15% excluding work at home).

10.1 Methodology

The current Provincially-accepted approach to forecasting industtial land needs was developed
neatly 15 years ago. In 1995, as part of the Planning Act review, the Province published a
document entitled, Projection Methodology Guideline: A Guide to Projecting Population, Housing Need,
Employment and Related Land Requirements. This document was intended to be used as a guideline
to assist in the preparation of municipal level population and employment forecasts for land use
planning purposes. '

It is our perspective that there is no one ‘best’ methodology that can be applied universally in
each and every municipality. Pending further guidance on forecasting methodologies from the
Province, however, the current starting point for the approach remains the 1995 Guideline. The
employment categories set out in that document have been employed as the basis for the
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The Regional Planning Commissioners of Ontario (RPCO) have recommended that planning
land requirements for employment land should be based on a long term horizon, and that
addressing only the 2031 time frame could potentially preclude opportunities for managing lands
wisely and efficiently beyond this hotizon. As a result, 2051 has been cited as a longer term
hotizon and the Region’s forecasts have been prepared to reflect this commitment toward a
longer term perspective. We understand that York Region will be moving toward the protection
of employment land for the period from 2031 to 2051. Accordingly, the analysis prepared in
this section also includes assumptions to detetmine the scale of industrial land requirements in
Matkham out to that end date.

The following subheadings explain the undérlying rationale and assumptions used to drive our
long range forecasts of industrial land need for the Town of Markham.
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employment accounts for roughly one third of the total ELE. The rapid expansion of large
warehouse and distribution facilities across the province is also having a significant impact on
employment densities.

The Growth Plan has established a density tatget for future greenfield development. These are
set at 50 employees per gross hectare gross - or 58 employees per net hectare - assuming a
conversion of gross to net of 85%.

The employment densities laid out in the Growth Plan are entirely consistent with those already
being achieved in Markham.

Markham’s ELE density as of 2006 is 58 jobs per net hectare compared to 50 jobs net per
hectare for the Region as a whole. The 2008 estimate has been calculated at closer to 65
employees per net hectare. For forecasting purpose, however, we have utilized what we believe
to be a “best in class” estimate of 60 jobs per net hectare, recognizing that: (a) Markham has
become, and will remain a strong business environment, and (b) above average land prices will
continue to dictate that land users will maximize their operations in Markham to the fullest
extent possible.

In terms of major office space, we suppott the notion that Markham can and will continue to
achieve greater efficiencies over time. On this basis, we suggest that Markham will yield
significantly higher employment densities on lands that are built out with major office buildings.
In this regard we have established a density target at 285 employees per net hectare by 2031.
In developing our forecast targets we have assumed that office buildings would generally achieve
a coverage factor in-the order of 0.8 FAR (e.g. a 1 hectare site at 0.8 FAR, would support, on
average, 8,000 square metres of GFA ), and that there would be 1 employee for every 28 square
metres of GFA (e.g. 8,000 square metres GFA / 28 square metres per employee = 285
employees per net hectare).

In recognition that PRE occupies an important economic function within Markham’s industrial
areas, we have assumed that PRE within such areas will achieve a density level that supports, on
average about 90 jobs per net hectare. This density assumes built forms between 0.35 and 0.40
FAR, and that there would be 1 employee for every 42 square metres of GFA.

On a combined ELE/MOE/PRE, Markham’s industrial areas are expected to sustain total
density levels in the order of 90 to 95 employees per net hectare.

10.2.3 Share of Major Office Employment on Industrial Land

The present time, virtually all of Markham’s MOE jobs are actually located on industrial
designated lands, principally within the basiness park area designation. Current land uses policies
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Markham is ambitiously moving forward with its growth management strategy to integrate and
maximize the amount of Major Office development to be achieved within these areas.

For forecasting purposes, we recognize that Markham’s ability to redirect all of the MOE
growth to the UGCs and KDAs such as those along Highway 7 and Yonge Street is somewhat
unrealistic, and in fact, would not be in the best interests of the Town’s economic base.
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TABLE 11.0 - GROWTH SCENARIOS OPTIONS FOR MAJOR OFFICE EMPLOYMENT AND SPACE IN
MARKHAM, 2008-2031

GROWTH ADDITIONAL GFA REQUIRED |

TOTAL MOE JOBS IN MARKHAM 53,060 jobs 88,700 jobs 35,640 jobs YWIEEEE] SF/job @
28 300

Scenario 1: Markham Centre/KDAs becomes a Maijor Success o
MOE Jobs : Square Metres  Square Feet
Inside MC/KDA 5,306 10% 35,480 40% 30,174 85% 845,000 9,052,000
INDUSTRIAL LANDS {Qutside MC/KDA} 47,754  50% 53220 0% 5466 i5% 153,000 1,640,000
Total 53,060 100% 88,700  100% 35,640 100% 998,000 10,692,000
Scenario 2; Markham Cenire /KDAs Successfully Achieves a Baianced amount of MOE Job Growih j
MOE Jobs : '
inside MC/KDA 5306 0% 22175 25% 16869  47% 472,000 5,061,000
INDUSTRIAL LANDS {Outside MC/KDA} 47,754  90% 66,525 75% 18,771  53% 526,000 5,631,000
Total 53,060 100% 88,700  100% 35,640  100% 998,000 10,692,000
Scenario 3: Markham Centre/ KDAs Build out as a Predominately Residential Nodes :
MOE Jobs ’
Inside MC/KDA 5.306 10% 8,870 10% 3.564 0% 100,000 1,069,000
INDUSTRIAL LAND tside MC/KDA 47,754 0% 79.830 20% 32076 90% 898,000 2,623,000
Total 53,060 100% 88,700 100% 35,640 100% 998,000 10,692,000

Source: urbanMetrics

10.2.4 Share of Populaﬁon Related Employment on Industrial Lands

Recognizing that certain PRE businesses have specific land, building and/or economic
requirements that can’t be realized in more conventional commercial or institutional areas; and
that the day-to-day needs of workers within industrial areas also need to be met with convenient
PRE uses (such as restaurants, banks, etc.), we have conservatively allocated 15% of Markham’s
PRE job base (net of work at home) to the Town’s industrial employment lands.

Over the 2008 to 2031 period a 15% share yields about 2,330 new PRE jobs. These uses will
need to be accommodated within the BCA, GIA and BPA designations. Further analysis and
discussion of these jobs is provided in the following section of this report (Section 11).

10.2.5 Market Contingency

For long range forecasting purposes, our customary approach is to assign a market contingency
for industrial land in the order of 10 to 25%.

A market contingency is an adjustment factor that is applied as a planning safiguard, to ensure
that a certain proportion of land should remain vacant — at all times - to provide the business
and investment community with a healthy range of land development options at a variety of
locations and price points to sustain on-going industrial development. Another practical benefit
of using a market contingency adjustment is that it provides a certain degree of flexibility for a
municipality, especially when confronted with unanticipated opportunities for economic
development (i.e. 2 major new manufacturing plant or a new post-secondary educational campus
that has above average land requirements). While the application of a market contingency is
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FIGURE 10.2
SCENARIO 2: REFERENCE FORECAST

MARKHAM CENTRE & KEY DEVELOPMENT AREAS YEILD HEALTHY/BALANCED OFFICE TAKE-

LONG TERM INDUSTRIAL EMPLOYMENT LAND REQUIREMENTS - Town of Markham

UP (5 million square feet office by 2031 )

Employment Land Requirement
ELE share in BPA/BCA/GIA

100%

v A00%

Basekne ] Forecast
2004 2008] 20 2016 2021 2026 2031 203& 2041 2044 2051
Populafion (kve in Markham} 272,500 284,900 303,506 337.800 370,500 399,100 423,500 453 479.500 496,400 508,900
Incremental Growth 12,400 18.600" 34,300 - 32.700 28,600 | © 24,400 30.000 26,000 16.900 12.500
Annual Grtowth Rate 2.3% 2.2% . 23% 1L9% 1.5%, 1.2%) 1.4% 1% 07% 0.5%
Activily Rate 53% 56%) S59% 6T $1% 40% 59%| 59%, 60% 615 815
Employment (Jobs in Markham) 144,800 158,140 178.200 206,300 226,800 233,000 248.500 248,500 288,400 201,500 312,700
Employment Land Employment 49,900 54,760 62,050 71.700 78.700 82,800 Ba.500 94,500 101,100 104,200 107,400
" Share 5% 34.6% 34.8% 34.3% MR 34.8% 34.8% 35.2% 35.1% 34.8% 34.3%
Maijor Office Employment 47 400 53.060 61,550 73.000 80.600 84,700 88,700 95.700 103,600 110,000 115,600
Share 327% 33.5% M.5% 35.4% 35.5% 35.6% 35.7% 35.6% 35.9% 36.5% 37.0%
Population-Related Employment 47,500 S0.340 54,600 61.400 67.500 70.500 73.300 78.300 £3.700 87.300 89.700
Share 32.8% 31.8% 30.6% 2%.9% 29.8% 29.6% 20.5% 29.2% 29.0% 29.0% 2875
Minus: Work at Home [PRE) 11,000 11.900 12.500 14,400 15,900 16,700 17400 18.800 20,200 21,100 21,900
Share 7.6% 7.5% 7.0% 7.0% 7.0% 7.0% 7.0% 7% 7% 7z 7%
Minus: Employment in Residential Areas {PRE] 4038 4279 4,641 5.238 5,738 5.993 6,23} 6.656 7115 7.421 7625
Share 8.5% 8.5% §5% 8.5% 8.5% §.5% 8.5% 8.5% 8.5% 83% 8.5%
Employment Requiring Non-Residantial Lang 133,800 146,250 165,700 191,900 210,700 221,300 231,100 249,700 268,200 280,400 290,800
EE 45,900 54,780 62,050 71,700 78.700 82.800 86,500 94.500 101,100 104.200 107,400
MOE 47,400 33,060 61,550 73,000 80,400 84,700 88.700 95,700 103,600 110,006 115,600
PRE 37.4&0 41.960 45,860 47.810 49,670 52,840 56.390 58,780 60,180

1c0%

10074

by s d R
ELE labs in BPA/BCA/GIA 94.500 101,100 104,200 107.400
ELE Job Density femployees per net heclare) 65 65 &5 [
Land Required [net ha) 1,454 1.555 1603 1.652
MGE share in BPAJBCAIGIA T ¥ e coe ORI 65% &5%]
MOE jobs in 8P/BC/GH B 66,950 72,5207 71.500 75.140
MOE lob Density fermployees per net hectare} 290 290 295 300
Land Required fret ha) 231 250 242 250
PRE shore in RPA/BCAJGIA R B i A9, T5%, T 15% . 15%
PRE jobs in BPAJBCAJGIA i 7.926 B.459 T 8817 9,027
PRE Job Densily {employees per net hectare] 20 50 .50 0 70 0 90
Lond Required {net ha) 76 80 83 8a 94 98 1004
[lotal jobs on Employment Lund (ELE¥MOETPRE . Rounded fo Newres! 160 97300107800 | [ 33100 140000 1500 T3 E00 1405007 167400 T82.100 184500 T91.400
Density Yields employees per nef heclare] - calc uiated 163 £S5 94 92 21 94 2 3 96
Sub-Tolal Employment Land lequh‘oa (ELE+MOE+PRE) 1,040 1,294 1,433 1,607 1,683 1,758 1,773 1.87¢ 1.943 2,003
Plus: Marke! Contingency {Land Yaconcy Safeguard) 7.5% 78 97 111 21 126 132 177 190 194 200
TOTAL EMPLOYMENT LAND REGUIRED {ne! ha} 1118 1,392 1.594 1.728 1,809 1.8%0C 1.950 2,089 2,138 2,203
CUMULATIVE LAND REQUIRED (net ha) 4 478 $10 &% m 832 971 1.020 1.085
Employment Lard Supply 2008
Occupied Employment Lands (net hectares} 1,640 L
Vacant Empieyment Lands {net hectares) 485
Total Employment Lands {nel heclares) 1,525
|EMPLOYMENT LAND SuRPLUS {SHORTFALL) - NET HECTARES - = 5 70 i L e o183 T faey "L 203) {284} - - Qs {425) {364) - {814} {678}
lEMFLOYMENI’ LAND SUPLUS (SHORTFALL) + GROSS HEGTARES {®1.25 NET to GROSSFACTOR} N jl 187 fesy - 54y £355) - fasy {5313 {705 {743) iWJI

Source: iibankcTics e,
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purely discretionary”, we strongly suggest that municipalities maintain their vacant industrial
land inventories at levels that are at least 10% above what is projected. In the case of Markham,
which hopes to maintain a strong agricultural base, and which also has exceptional opportunities
for intensification, we have taken a much more conservative - approach. For forecasting
purposes we have assumed a market contingency of 7.5%. This is the lowest level we would
ever advocate, but we have elected to do so on the basis that the Town does not want to over
prescribe the amount of rural land to be redesignated for urban (and industrial) purposes.

10.3 Industrial Land ReqUirements - The Results

Over the forecast period, our independent analysis suggests that Markham’s current base of
industrial land --1,525 net hectares (including 485 hectares of vacant land), is simply not large
enough to support the employment growth allocations for ELE and MOE jobs, as well as a
working allocation for PRE uses.

The results of our analysis which are provided in Figures 10.1, 10.2 and 10.3 suggest that:

1. Markham will begin to experience a competitive shortfall of land as early as 2016.
This shortfall is appatent under all three scenarios. The extent of this shortfall is
expected to fall somewhere between 40 to 80 net hectares (or 50 to 125 gross
hectares). The Town must begin to address this shortfall now.

2. Over the 2008 to 2031 study period, the extent of this shortfall will continue to
grow. If no additional industrial lands are provided, the Town of Markham will
cleatly experience a setious shortfall of industrial land over the 2031 planning
horizon. Our analysis suggests that the extent of the shortfall is in the order of
315 to 415 net hectares (or 395 to 520 gross hectares).

3. Over the extended, 2051 longer term planning horizon, the extent of this shortfall
will continue to magnify if no industrial lands are added. By 2051, Markham will
tequire at total of 680 to 785 net hectares (or 850 to 980 gross hectares) in addition
to the lands that are presently designated.

2l While the MMAH&MPIR suggested in their comments for the Durham Region Growth Management exercise that
“The Provincial Projection Methodology Guideline does not support the use of vacancy factors when dealing with
long term planning horizons”, York Region uses a combined value of 30% to which is assumed to also include market
flexibility and vacancy allowances.
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York Region has recently prepared a Land Budget for long-term employment land needs. This
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11. Commercial Land Forecasts (PRE)

In the previous section we prepared a long-range forecast of industrial land requirements for
Markham, determining that the Town would need additional land to support a diversified base
of employment and economic functions. As part of that analysis, it was determined that an
allocation in the order of 15% of Markham’s PRE jobs could be functionally situated within the
Town’s industrial areas. Over the 2031 forecast petiod, a total of 2,335 new jobs have been
allocated as part of Markham’s industrial land budget.

Based on Yotk Region’s forecasts, the Town of Markham is expected to grow by 138,600
residents between 2008 and 2031. By the end of the forecast period Markham’s total population
is expected to reach 423,500 persons. As the population of the Town grows, so too does the
need for jobs that directly serve Markham residents. Population growth will drive the need for
teachers, doctors, sales clerks, auto mechanics, government staff, etc. Since PRE jobs are
intended to serve the needs of the population, it is in the best interest of the community that the
majotity of PRE jobs atre actually situated close to residential areas as well as appropriate
transportation routes. -

11.1 PRE Job Growth

. Recognizing that PRE jobs are directly linked to population growth, we have prepared forecasts
that are predicated on the notion that each new PRE job in Markham is supported by
approximately 6 persons. In other words, for every 6 residents there will be one corresponding
job created.

Over the fotecast petiod, Markham is expected to support a total of 22,900 new PRE jobs. This
includes approximately 5,400 new home-based (wotk at home) PRE jobs. For planning
* purposes, home-based occupations are included in the PRE category since they tend to be
concentrated in residential areas. For long range forecasting, however, this segment of the
town’s employment base needs to be separated out. On this basis, a total of 17,500 new PRE
jobs are expected to serve the needs of 138,600 new residents. This translates into a ratio of a 1
new PRE job created for every 8 new residents.
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While PRE encompasses a wide vatiety of economic activity, we have established a grouping of
PRE uses which we believe provides a reasonably strong basis from which to allocate and
distribute PRE jobs across key areas of Markham that can fully support jobs.

For fotecasting purposes these PRE employment groupings are summarized as follows:
Retail, Setvices and Restaurants: includes employment within all stores, all personal

services (salons, dry cleanets, shoe repair etc.), all bank branches, and all professional
offices geared to household (real estate agents, personal insurance brokers, financial

> © 104
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+ Government/Public Utilities: 1 job per 200 residents

» Leisure/Community/Worship: 1 job per 75 residents
Excluding persons who work at home (5,400), Markham will need to accommodate a total of
17,500 new PRE jobs between 2008 and 2031. For the most part these jobs will be directed to

vacant sites and other properties throughout Markham which are designated for Commercial,
Recreation, Institutional and Industrial uses.

11.4 Allocdﬁon- of PRE Jobs in Markham

In carrying forward our analysis of PRE employment accommodation, we have determined that
PRE uses can and should be reasonably directed toward four distinct areas of the Town where
the needs of residents (and workers) are best served. These areas are summarized as follows:

« Commercially Designated Lands

« Markham Centre and Key Development Areas along Highway 7 and Yonge Street
(including Langstaff Gateway)

e Industrial Designated Lands
e Residential and Institutional Lands

Figure 11.1 provides a summary of the share allocations assigned to each of these areas, which
are also distributed by major PRE Employment Grouping.
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Figure 11.1
Distribution of Population Related Employment (PRE) by Key Land Category
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over the next 23 years. In total we estimate that neatly 2,500 retail, service and restaurant jobs
should be supported within planned commercial projects in Matrkham Centre along with other
mixed use development in the Key Development Areas that are supported by transit. While
commercial jobs will make about 60% of the new PRE jobs in these ateas, it is also expected
that other important PRE jobs will evolve and gravitate toward these areas over time. Based on
new provincial policy directions, Markham Centre will be a preferred location for future
government and institutional type development. To this end, the amount of PRE based
employment growth is anticipated to account for about 1,760 jobs. These will include a wide
variety of jobs typically associated with higher order urban locations. However, it expected that a
significant number of these jobs, especially those associated government and healthcare will be _
located in'major office buildings.

Finally, new PRE jobs allocated to commercially designated lands represent approximately
8,100 jobs, accounting for about 45% of the total new 17,500 PRE jobs in Markham that need
to be assigned. Retail, Service and Restaurants are expected to make-up the largest segment of
these jobs, representing nearly 6,440 jobs, or about 80% of the jobs assigned to commercially
designated lands. In total, commercially designated lands are expected to absotb about two-
thirds of all new retail-oriented PRE jobs in Markham over the duration of the 2031 petiod. In
addition to retail-based employment, commercially designated lands in Markham are also
expected to accommodate other important PRE jobs, including those related to automotive
sales and service (+900), health and education (#465) and leisure/community/place of worship
F270). '

11.5 Commercial Space Requirements

Building on the analysis above, this section provides an assessment of the amount of
commercial space that the Town of Markham will need to supply in otder to support the PRE
growth forecasts.
In this analysis we have exviuded the following types of PRE employment

+ 2,050 new jobs assigned to residential and institutional lands (school, hospital, etc), and

» 560 new jobs in the Major Office MOE (government and public utilities).

Figute 11.2 below summarizes the extent of commercial space that will need to be developed in
Markham in order to accommodate 14,350 new PRE jobs requiring commercial-type space.
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By applying these ranges to our employment forecast, Markham will need to support an
additional £545,000 square metres (£5.9 million square feet) of new commercial space to
suppott its full PRE employment allocation.
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Markham Centre and the KDAs are expected to function as the prime locations for
economic, leisure and recreational activities which are supported on a community-wide basis.
Since these areas are to be supported by higher-order transit, it is expected that PRE-oriented
uses will follow suit.

Current planning estimates suggest that Markham Centre alone could support 40,000 residents
and 40,000 jobs. In light of this growth we have developed PRE employment estimates that
. suggest that MC and other KDA along Highway 7 and Yonge could support approximately
3,950 jobs (which works out to about 10% of all jobs directed to Markham Centre). On the
basis of built space, 3,950 jobs would stimulate the need for about 1.6 million square feet
(146,600 square metres) of new commercial space. We accept that this is a big number, and that
accommodating this amount of commercial space will be a significant planning challenge given
the high concentration of residential and major office uses which will also need to be integrated
into these areas. However, in order for the Town to move forward with its vision of creating
engaging mixed use areas, all available options and planning tools, including incentives (i.e.
density bonuses) will be necessaty to stimulate and support new commercial space as part.of this
mixed use vision.

Markham’s Commercial Lands are expected to support nearly 8,100 new jobs over the forecast
petiod. At 400 squate feet (37.2 sm) of commercial space per employee, Markham will need to
expand its commercial space inventory (on commercially designated lands) by an estimated 3.2
million square feet (300,000 sm). While some of this space could be absorbed by vacant stotes
and or under-developed parts of existing commercial properties; we have assumed, for planning
purposes, that this quantum of space represents the total amount of new construction, which .
can/should be expected to develop on vacant commercial parcels within the current settlement
area; and over time, in new growth areas outside the current settlement area as dictated by future
residential growth patterns.

11.6 Per Capita Space

In 2004 John Winter and Associates (JWA) provided a full commercial policy review for the
Town of Markham. The Commercial Policy Review determined Markham maintained a
sufficient amount of vacant land to support commercial market growth to 2011, but that
additional lands would be needed to support growth beyond that yeat.

The general conclusions were based on a Per Capita analysis that suggests that each Markham
resident should support about 53 square feet (4.9 square metres) of built space. While this level
is generally consistent with typical ratios used in market analysis there are clear opportunities to
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Figure 11.3 *
Accomodation of PRE Commercial Growth in Commercial Areas, 2008-2031
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Souce: urbanMetrics inc.

The analysis prepared in this figure is predicated on a range of employee yields for a variety of
commercial activities on standard or typical jobs per net hectare basis.

For Retail, Service and Restaurants — which is the single largest segment in terms of jobs —
Markham would need to support a commercial inventory of +75 net hectares, at a reference
level of 85 jobs per hectare.

Recognizing that other PRE functions will also need to be supported on Commercial Lands we
have applied a similar approach, recognizing that certain uses, such as car dealerships generally
achieve lower employment yields on a per hectare basis. On a combined basis, these other uses
will reasonably require about £25 hectares of additional land over the forecast petiod.

Given that Markham currently has 105 hectares of vacant commercial land inside the current
settlement atea, our long range forecasts suggest that Markham’s vacant land supply is actually
vety closely aligned with its long term need. Other than retail, service and restaurants, the only
other significant driver of commercial land are those related to the automotive sales and service
categoty. Such uses are estimated to account for somewhere between 15%-18% the long-term
warranted commercial land. Recognizing the massive transition that is now re-shaping the entire
automotive industry, it is reasonable to suggest that long term land requirements for new car
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	approvals in place tend to be those located in the southern end of the Town, whereas most of the lands in North 404 area, which represent the future growth area, are still subject to zoning and land servicing. 
	The availability of ±200 hectares of market ready employment land would only support about 8 to 10 years of development, on the basis of 20 -25 net hectares of land per year. The reduced supply also impacts the range of site opportunities available, when competing to attract new companies. This is a very tight condition that will need to be immediately rectified. Servicing and pre-zoning of lands will help to ensure that Markham's competitive position is maintained 
	As a general rule, the Town should closely monitor the annual consumption patterns of its. 
	employment lands supply and be prepared to work closely .with developers, land-owners and 
	perspective businesses to bring additional lands into a market-ready position at a rate that is 
	commensurate with those being taken out of the vacant inventory. The Town of Markham 
	should monitor the annual absorption patterns year over year, and ensure that new, market ready 
	lands are always available. As a guideline, the municipality should consider a 10 year supply of 
	market-ready lands to be the absolute· minimum need to support balanced economic growth. 
	Falling below a 10 year supply threshold is likely to exert undue upward pressure on pricing. 
	This would put Markham at a competitive disadvantage vis-a-vis other nearby markets. 
	Markham is now in a position where it needs to service new lands to remain competitive 
	The industrial (employment) land supply is made up of both developed (occupied') and vacant (greenfield') lands. 
	On developed industrial land in Markham there is both "employment land employment" and "major office employment." There is also a reasonably strong presence of activities that are more truly characterized as "population related employment". Based on the existing policies of 
	the Town, vacant industrial lands can generally develop to accommodate either industrial or office type buildings. And while other uses (such as retail and other PRE-oriented facilities) may be permitted, they are generally not provided for, "as-of-right". Such uses, if built as stand alone operations, are subject to further considerations by Council. 
	According to the most up-to date Town of Markham records, the municipality has a current (2008) total industrial land supply of ±1,525 net ha of industrial (employment) land, including ±485 net ha of vacant and ±1,040 net hectares occupied. 
	In Markham, vacant lands situated along Highway 404 are considered to be well-located and are widely regarded by most real estate professionals and market analysts to be among the best, and indeed the most valuable industrial lands anywhere in the suburban 905 market. 
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	Industrial land prices in Markham average about $700,000 per acre in 2007. This was 1• 
	substantially higher than land values in other-competitive GTA area municipalities 
	4 

	While industrial land prices are partially a function of desirability, they are also closely tied to supply, market timing, and 400-series exposure/ access. With fewer than 200 hectares of vacant, market-reacfy, industrial land available, the supply of land is a major contributing factor to Markham's affordability situation. Above average pricing levels are likely to place some limitations on market access, especially for smaller, start up ventures and other independent companies wanting to do business in M
	Increasingly, businesses choosing to locate their operations in Markham -under a constrained land supply scenario -will be those that are Jess sensitive to land prices (major corporations), and/ or those who intend to develop at higher densities (taller buildings). Over time it is anticipated that low intensity employment uses will become less commonplace in new 
	development areas, and that existing companies that have low levels of employment -yet require large sites to operate -will be priced out of the market by more intensive employment uses. 
	From the Municipality's perspective, higher land prices (and by extension higher rents) tend to stimulate more compelling and well~conceived development concepts, including: higher density built forms, more appealing design features, less warehousing and outdoor storage, less trucking activity, and iess area allocated to parking and landscaped lawns. Conversely, higher land prices may limit certain forms of investments, or it may stymie small business growth. To address these possibilities, the Town should 
	Figure 7.2 illustrates that most of Markham's remaining land supply consists of small sites. 
	Currently, almost 80% of all parcels in the vacant inventory are less than 3 hectares -half of which are less than 1 hectare. Conversely, only 4% of all vacant parcels are greater than 10 hectares. Based on the available range of site sizes it appears that the supply of vacant land is well-positioned to accommodate prestige, high density development, but is less capable of supporting large-scale, campus style developments (e.g. IBM), or land extensive employment uses such as large manufacturing plants or la
	14 In comparison, land value in the City of Toronto is $400,000/acre, Burlington $400,000/acre, Mississauga $700,000/acre, Vaughan $760,000/acre, Brampton $650,000/acre and Pickering $275,000/acre. 
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	Town of Markham Employment Land Strategy: Phase One 
	FIGURE 7.2 VACANT EMPLOYMENT LAND SITE SIZE PROFILE (2008) 
	Size Range 
	Size Range 
	Size Range 
	Number 
	of 
	Site 
	in 
	% of Total 

	TR
	each Category 

	Less than 1 ha 
	Less than 1 ha 
	96 
	41% 

	1 ha to 3 ha 
	1 ha to 3 ha 
	88 
	38% 
	. 

	3 ha to 5 ha 
	3 ha to 5 ha 
	26 
	11% 

	5 ha to 10 ha 
	5 ha to 10 ha 
	14 
	6% 

	10 ha to 20 ha 
	10 ha to 20 ha 
	8 
	3% 

	20 ha+ 
	20 ha+ 
	2 
	1% 

	TOTAL SITES 
	TOTAL SITES 
	234 

	Source: Town of Markham 
	Source: Town of Markham 


	growth and maintain its focus on high profile employment functions, of Markham continues to offer a diverse and well balanced selection of employment sites. In other words, a land inventory that caters· projects in terms of: size, location, exposure/profile and accessibility should be considered a priority. Such an approach genei;ally supports the provincial and regional policies that speak directly to the importance of maintaining a healthy supply of employment land to accommodate 
	In 
	order 
	to 
	attract 
	business 
	it 
	is important 
	that 
	the 
	Town 
	to 
	a 
	wide 
	variety 
	of 

	growth. 
	7.2.1 Changes to the Town's Land Supply 
	7.2.1 Changes to the Town's Land Supply 
	In 2000 the Town released ~n E111plqyment Lands Strategy (ELS) to address the supply of needed to accommodate forecast growth 2021. The Study concluded more land in order to keep up with the requirements of future economic growth. At the time the study was completed, the net supply of vacant employment land in Markham was estimated hectares. This quantum of land was determined to be ins11ficient to accommodate nearly 
	land 
	that 
	the 
	Town 
	needed 
	at 380 

	new jobs between 2000 and 2021. At that time, it was recommended by the Town's consultant (Hemson), that an additional 600 to 1,100 gross hectares ofland round out the employment land base for the period to 2021. 
	45,000 
	would 
	be 
	required 
	to 

	Since endorsing the last Employment Land Strategy, the Town has pursued all available identified in Markham to effectively increase the supply of employment land. These include: 
	options 

	• Markham Strategic Review-Council recommends identification of lands adjoining Cornell for Business Park (BP) employment (45 ha) 
	2003: 
	Eastern 
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	Town of Markham Employment Land Strategy: Phase One 
	• 
	• 
	• 
	2004: Box Grove, OPA 92/SP (45 ha) 

	• 
	• 
	2005: 404 North, OPA 113 (121 ha) 

	• 
	• 
	2005: N/S 14Ave OPA 135/SP (26 ha) 
	th 



	• 2006: Rodick/407 OPA 112 (9 ha) 
	• 2007:Cornell Secondary Plan Review (78 ha, includes the 45 ha identified in 2003) 
	Some of these additions are still awaiting approval. These additions only partially covered the full quantum of lands that Hemso.n recommended over a decade ago that the Town would need to support 2021 growth. During the same timeframe the Town granted a series of approvals that collectively reassigned + / -100 hectares of land from contributing to the business supply. Town of Markham staff has advised urbanMetrics that all the available additions to the industrjal employment land supply within the current 
	park 
	land 

	(industrial) purposes. 
	7.2.2 Supply by Designation 
	7.2.2 Supply by Designation 
	Figure 7.3 below provides a breakdown of developed (occupied), vacant (greenfield) and total employment lands by Markham's three major industrial use designations. 
	Currently, the bulk of Markham's employment lands, (approximately 47%), are concentrated in the Business Park Area (BPA) designation. Vacant BPA lands are largely concentrated in locations along Highway 404, notably within the new development areas of Highway 404 North, and Cachet. In addition, more than 50 hectares of BP A lands ·are still available on 
	Cathedral 

	undeveloped sites within the Allstate and Commerce Valley employment areas in Highway 404 and Highway 7. Much of this land is attributed to the privately owned/operated Buttonville Airport, which has development potential, but continues to operate as a busy airport. 
	the 
	vicinity 
	of 

	FIGURE 7.3 MARKHAM INDUSTRIAL LAND SUPPLY BY DESIGNATION (NET HA} 
	Designation Developed Vacant Total Percentage Vacant 
	BPA 370 325 695 47% GIA 325 60 385 16% BCA 345 100 445 22% TOTAL 1,040 485 1,525 32% 
	Source: Town of Markham 
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	Town of Markham Employment Land Strategy: Phase One 
	) 
	The Town of Markham has a vacant supply of approximately 60 ha of General Industrial Area land. More than half of these lands are situated in the Armadale employment area in the vicinity · of 14Avenue and Markham Road. 
	th 

	The General Industrial Areas around Steeles and Highway. 404 account of the largest concentration of industrial land in Markham, and are made up of companies engaged cross-section of activities including: manufacturing, wholesaling, construction and building trades, financial services and a range of other business activities. By their nature, General Industrial Areas are expected to accommodate the vast majority of Markham's ELE job growth. With only 60 hectares of vacant land available, the existing GIA de
	in 
	a broad 
	only 
	support 
	between 
	now 
	and 

	Even if the 50% of the 325 hectares of vacant Business Park Area lands were occupied by ELE . (with the other 50% for MOE) and 30% of the Business Corridor Areas were occupied by ELE 
	the other 70% utilized for MOE and PRE), Markham would still need to physically accommodate close to 17,000 additional ELE workers by 2031 on new lands. hectares per employee this would translate into a minimum of 285 net hectares -with no land whatsoever left for vacancy. 
	(with 
	Assuming 
	60 

	Business Corridor Areas have developed incrementally with a wide assortment of industrial and commercial activities. By and large, the BCA generally provides a high degree of flexibility in terms of permitted uses, but the form of development has generally involved lower density that do not as readily support high levels of transit ridership or pedestrian activities th Avenue and Denison Avenue). 
	buildings 
	along the main arterial road ways on which they are located (such as Woodbine Avenue, 14

	While the BCA's planned function is to accommodate a mix of high quality business activities, increasingly the designation has been moving toward more retail and service businesses, including those that serve both a local and regional customer base. BCA applies to properties along Doncaster (east of Yonge) which are now occupied by retail­based businesses. It also applies to lands at the corner of Highway 7 and Woodbine which 
	commercial 
	For 
	example, 
	the 
	are 

	now occupiec!-by a supermarket-anchored shopping centre. Most recently, Business Corridor lands in Box Grove have been utilized for retail interests serving local and regional markets. 

	7.2.3 Land Supply by Employment Nodes 
	7.2.3 Land Supply by Employment Nodes 
	Markham has 17 different employment nodes. These are illustrated m Figure 7.4 and summarized in Figure 7.5, respectively. 
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	FIGURE 7.4 MAKHAM EMPLOYMENT AREAS 
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	The Denison-Steeles Employment Area is Markham's largest industrial area. At developed hectares it represents more than one-third .of the Town's occupied industrial land. This area is also fully built out and is comprised of all three categories of industrial land. 
	375 
	net 

	Employment Area is Markham's largest industrial business park. In total, it comprises about 176 net hectares. While much of this area is built out with offic~ towers. and low-rise office campuses, it is also home to the Buttonville Airport. For analytical purposes we have assumed these lands to be vacant, since re-development of these lands as business park is expected sometime in the future. While there are ~ome vacant parcels left, the vast majority of these vacant 65 hectares are actually utilized for ai
	The 
	Allstate 

	In terms of vacant land development opportunities, most of Markham's industrial areas contain sites or pockets t~at will support future development. 
	The m~st significant employment areas that will support new development -outside Markham Centre -are those in the north end of Markham, namely Highway 404 North, 
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	Town of Markham Employment Land Strategy: Phase One 
	Cathedral and Cachet. Combined, these three areas provide approximately about 213 net developable hectares of industrial employment land. This is about 44% of the vacant land. 
	total 
	amount 
	of 

	Investment interest in these areas is expected to be very strong reflecting the high degree of offered to many of the sites. Honda Canada is now building its Canadian headquarters in this area. This move is expected to accelerate new business l:l.ctivity in this area in the near to medium term. 
	exposure 

	While development continues to progress northward along Highway 404 corridor, the portion of Markham has seen very little in the way of any new industrial or office type activity, despite having high-quality land development characteristics. 
	eastern 

	At present, the designated industrial parcels in the east end of the Town, including those in Cornell and Box Grove, have yet to be developed for any other purpose other than PRE (retail) uses, with the exception of one medical office building in Box Grove. 
	Over the long term, however, it is envisioned that the take-up of office and other business activities will begin to take shape once-the residential components of these areas are more firmly established. Specifically, an opportunity exists to establish a high-profile business cluster, such as an eco-focused .business park, a clean energy park or an industry/government led R&D campus. Successfully developing these lands in the near to medium term, will depend -to extent -on the ability of major landowners in
	a large 

	by: 
	• 
	• 
	• 
	exceptional natural amenities (Rouge Park), 

	• 
	• 
	a full service interchange at Donald Cousens Parkway and the Highway 407; 

	• 
	• 
	proximity to a rapid transit terminal and a transit gateway, and 

	• 
	• 
	the potential for business and research linkages with Markham-Stouffville Hospital. 
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	FIGURE 7.5 MARKHAM EMPLOYMENT LAND SUPPLY BY EMPLOYMENT AREAS (NET HA) 
	FIGURE 7.5 MARKHAM EMPLOYMENT LAND SUPPLY BY EMPLOYMENT AREAS (NET HA) 
	FIGURE 7.5 MARKHAM EMPLOYMENT LAND SUPPLY BY EMPLOYMENT AREAS (NET HA) 

	Area 
	Area 
	Developed 
	Vacant 
	Total 
	Percentage 

	TR
	Vacant 

	Allstate 
	Allstate 
	111 
	65 
	176 
	37% 

	Armadale 
	Armadale 
	22 
	55 
	77 
	72% 

	Box Grove 
	Box Grove 
	6 
	40 
	46 
	87% 

	Bullock 
	Bullock 
	29 
	0 
	29 
	0% 

	Cachet 
	Cachet 
	44 
	45 
	89 
	51% 

	Cathedral 
	Cathedral 
	0 
	68 
	68 
	100% 

	City Centre 
	City Centre 
	24 
	0 
	24 
	0% 

	Commerce Valley 
	Commerce Valley 
	54 
	28 
	82 
	34% 

	Cornell 
	Cornell 
	0 
	33 
	33 
	100% 

	Denison-Steeles 
	Denison-Steeles 
	375 
	0 
	375 
	0% 

	Fourteen Avenue 
	Fourteen Avenue 
	54 
	3 
	57 
	5% 

	Riseborough 
	Riseborough 
	153 
	21 
	174 
	12% 

	Rodick/407 
	Rodick/407 
	65 
	17 
	82 
	21% 

	Thornhill 
	Thornhill 
	19 
	0 
	19 
	0% 

	Thornlea 
	Thornlea 
	29 
	0 
	29 
	1% 

	Woodbine-Cochrane 
	Woodbine-Cochrane 
	55 
	10 
	65 
	15% 

	404 North 
	404 North 
	0 
	100 
	100 
	100% 

	Total . 
	Total . 
	1,040 
	485 
	1,525 
	32% 


	Source: Town of Markham, June 2008 
	While East Markham and the Highway 404 North/Cathedral/Cachet employment area remain largely undeveloped at this time, the Town's older industrial areas, such as Dension-Steeles, Fourteen Avenue, Thornhill, and Riseborough are, for all intents and purposes,fu//. Figure 7.6 
	illustrates the extent to which Markham's industrial lands in the south end of the whereas the lands to the north (and east) sections of the town constitute the undeveloped 
	Town 
	are 
	built 
	out, 

	portion. 
	It is important to recognize that Employment areas are considered fully built out when they achieve 85% to 90% occupancy level. Once this level is achieved, it is quite likely that certain residual parcels will likely remain "structurally" or "frictionally" vacant over the long-term as a 
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	Town of Markham Employment Land Strategy: Phase One 
	consequence of specific site development constraints and/ or other encumbrances such as irregular lot patterns or fractious land ownership patterns. 
	Figure 7.6 
	Markham Industrial Land -Developed .and Vacant Inventory 
	Developed Industrial Landin Town of Markham 

	1040 net 
	1040 net 
	Hectares* 
	() • 1040 Net Hectares of occupied land excludes developed office parcels such as IBM and Motorola In Markham Centre (MC). It also excludes Buttonville Airport Lands. 
	Vacant Industrial Landin Town of Markham 
	485 net 
	485 net 
	Hectares** 
	•• 485 Net Hectares of vacant land excludes undeveloped parcels in Marl<ham Centre (MC) and other potential 
	intensification sites along Highway 7 and Yonge Street which could support office developments. Vacant land 
	includes Buttonville Airport lands. 
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	Town of Markham Employment Land Strategy: Phase One 
	Much of Markham's historic economic success is due in large part to the development of two large and diverse employment nodes -Denison-Steeles, adjacent to Highway 404 and, more recently, Highway 7 and Highway 404. Combined, these two areas account for 
	a 
	very 
	large 

	of the Town's overall employment base, including: 88% of employment land employment, 93% of major office employment, and more than two thirds (67%) of the total employment. area centred on Highways 404 and 407 has been identified as a potentially provincially significant employment area. The importance of these areas as key concentrations of economic and employment activity is summarized in the Figure 7.7 below. · 
	share 
	The 

	FIGURE 7.7 EMPLOYMENT IN STEELES/404 AND HIGHWAY 7/404 NODES VERSUS OTHER AREAS 
	' 
	. 
	Employment Share Major Share Total Share 
	Land Office 
	Employment Employment 
	2006 2006 
	Denison-Steeles 34,131 68% 17,681 37% 53,686 
	37% 

	Highway 7 /404 9,955 20% 26,580 56% 43,802 
	30% 

	Sub Total 44,086 88% 44,261 93% 97,488 67% 
	All Other Areas 5,901 12% 3,096 7% 47,340 33% 
	Total 49,987 100% 47,357 100% 144,828 100% 
	Source; Town of Markham and York Region Note: Each node includes several employment areas. 
	Based on the pattern of historical development it is clear that Highway 404 has been a dominant influence on the locational preferences· of many businesses in the Town. The progression and phasing of industrial development in Markham has consistently flowed in a northerly direction first from Steeles Avenue up to Highway 7, then from Highway 7 to Major Mackenzie , and 
	-

	now, from Major Mackenzie up to 19Avenue, with Honda Canada being the first major investor. 
	th 

	extent, the master planned business park model has proven to be the most successful element of Markham's leadership position as a preferred location for business in the GGH. In general, the larger business parks have proven to be far more effective, and have tended to build-out more expeditiously than smaller, more isolated pockets. Moreover, larger industrial areas such as Denison Steeles have also proven to be far more stable and resilient over time. 
	To a 
	large 

	While there is normal business turn-over as tenants come and go, the truth remains that most of Markham's mature employment areas continue to attract a diverse pool of businesses, ranging from small start-up enterprises all the way to major Fortune-500 companies. 
	) 
	, 
	----

	78 
	ti~ t,1 bill:., 
	./,,.,,.,.,-... , 
	tJ t, ' ~ 
	t;-_; v """" 
	~bt 
	urbanMetrics inc. ( ~~ !ilRJ!R~H 
	.. _ _... •. 
	' 

	Town of Markham Employment Land Strategy: Phase One 
	\' 
	) 
	7 .3 Employment Land Absorption 
	Figure 7.8 below summarizes absorption of employment lands in Markham by area over the period 1981 to 2005. 
	FIGURE 7.8 -EMPLOYMENT LAND ABSORPTION (BPA, GIA, BCA) 1990-2005 
	Employment Land Absorption (ha) · 
	Employment Land Absorption (ha) · 
	· 
	MARKHAM OTHER YORK TOTAL YORK SHARE OF TOTAL 
	REGION REGION 
	1981-1985 277.0 533.2 810.2 
	34% 

	1986-1990 203.6 928.6 1132.2 18% 
	1991-1995 27.9 131.0 158.9 18% 
	1996-2000 140.3 490.6 630.9 22% 
	2001-2005 79.8 520.6 600.4 13% 
	Annual Average Absorption (ha) 
	1981-2005 29.1 104.2 133.3 
	22% 

	· 1996-2005 22.0 101.1 123.1 
	C) 
	18% 

	Source: York Region 
	The following observations have been taken from this analysis: 
	• 
	• 
	• 
	• 
	Accelerated real estate development activity in the mid-late 1980s in Markham was largely fuelled by speculative office and industrial construction. This activity lead to a major bump in the total amount of office space added to the market, especially in the Highway 

	404/Highway 7 area. 

	• 
	• 
	The recession of the early 1990s hit the GTA's manufacturing sector extremely hard. As a direct result, the ICI real estate community suffered a severe setback. Between 1991 and 1995, employment land was virtually unmarketable, with almost no new construction taking place. 

	• 
	• 
	The technology boom in the mid to late 1990s helped provide a significant lift to Markham after nearly five years of market stagnation. Much of the take-up of Markham's office and prestige industrial properties -especially by technology-related firms -was attributed to the high vacancy rates found within premium-quality buildings constructed just before the recession hit. 
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	Town of Markham Employment Land Strategy: Phase One 
	) 
	• 
	• 
	• 
	Since 2001, new construc~on activity has been primarily concentrated in the southern part of York Region (Vaughan, Richmond Hill and Markham). The opening of Highway 407 has contributed significantly to the surge in economic activity within southern York Region. 

	• 
	• 
	From a location perspective, employment land absorption has been highest in the southern parts of York Region, particularly the Town of Markham and the City of Vaughan. 

	• 
	• 
	• 
	Overall, these two municipalities alone have accounted for more than 75% the total employment land development activity (in terms of land absorption) within York Region. The City of Vaughan on its own accounts fC>r half of the total lands absorbed, due primarily to its proximity to Pearson International Airport as well as major transportation corridors such as Highway 400, Highway 407, and Highway 427. Vaughan's orientation toward 

	industrial and large warehousing activities is a major factor for its high share of regional absorption. 

	• 
	• 
	Markham has been particularly successful in the prestige components of the employment land market. Markham is home to some of the best business park facilities in North America. 

	• 
	• 
	• 
	Over the past 25 years, on average, Markham has absorbed just under 30 hectares of employment land per year. Since the high point in early 1980s, the amount of employment land absorbed in the Town of Markham has been steadily declining. Markham's 

	transformation as a major office node has enabled it to achieve strong employment yet at the same time consume less land. 
	growth
	, 


	• 
	• 
	• 
	Over the past ten years Markham's average annual land absorption rates have fallen to 22 

	hectares. While the reasons for this are not entirely clear, the declining supply of rising cost of industrial real estate and the growing prevalence of office-type construction are likely the main reasons behind the compression. 
	land, 
	the 


	• 
	• 
	Over the past five years, Markham's and Vaughan's combined absorption has fallen to about 60% of all land absorbed in York Region compared to more than 80% in the 1980s. This trend reflects the more recent rates of industrial activity in Richmond Hill, Newmarket and Aurora. 

	• 
	• 
	Notwithstanding the lower absorption rate, the demand for land in Markham is ·forecast continue, requiring both the protection of existing lands and buildings accommodating this employment, plus the establishment/protection of a supply of additional land for new 
	to 



	development, including those that are able to respond to market needs, helping Markham maintain its competitive position. 
	to 
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	) 
	7 .4 Location and Built Form 
	7.4. 1 Major Office 
	Region, major office buildings are heavily concentrated in the Highway 404 and Highway 407 area of Markham and Richmond Hill, and along Steeles Avenue and Highway has been edging northward into Aurora and Newmarket, these concentrations of office space are still relatively small of a true regional node. 
	In 
	York 
	7. 
	Although 
	some 
	office 
	activity 
	by 
	comparison, 
	and 
	generally 
	lack 
	the 
	scale 

	of Vaughan, by contrast, has very little office development, save and except for a few smaller buildings along Highway 7 and Steeles Ave near 
	The 
	City 
	Highway 
	400. 

	Figure 7.9 summarizes the distribution of Major Office space throughout York there are approximately 307 net hectares of major office sites Region accommodating apptoximately 1.46 million square meters office floor space. 
	Region. 
	In 
	total, 
	on 
	employment 
	lands 
	within 
	York 
	(15.8 
	million 
	square 
	feet) 
	of 

	FIGURE 7. 9 YORK REGION'S MAJOR OFFICE DEVELOPMENT ON EMPLOYMENT LANDS 
	HA Employment Ares Area Mun/c1pallty Jobs' 
	Building 
	(sq.m) 
	Area 

	.168.587 ALLSTATE EMPLOYMENT AREA MARKHAM 10.597 
	25,548 
	CACHET EMPLOYMENT AREA MARKHAM 1.008 
	67,995 
	67,995 
	C',OCHRANE EMPLOYMENT AREA MAt1KHAM 2.683 

	203.556 COMMEf1CE VALLE.Yit.EITCHCROFT EMPLOYMENT AREA MARKHAM DENISON STEELES EMPLOYMENT AREA MARKHAM 10.579 
	· 8,031 
	268,123 

	25,316 
	FOURTEENTH ,-VENUE f.MPLOYMENT AREA MARKHAM 999 135,560 AISEBROUGII EMPLOYMENT AREA MARKHAM 
	5,348 TOWN CENTRE F.MPLOYMENT AflEA MARKHAM 4,695 
	118,994 

	2.787 
	THORNHILL EMPLOYMENT AREA MARKHAM !10 
	;~ ~:!$;.: 
	'M ,, • .:.,!.t·:·•1yc:1;:.•:::,•: \•;:. BEAVER CREEK EMPLOYMEN1' AREA RICH.MONO HILL EDWARD AVENUE EMPLOYMENT AREA RICHMOND HII.L HEADFOAO EMPLOYMENT AREA RICHMOND HILL 
	KEELE EMPLOYMENT AREA VAUGHAN LANGSTAFF EMPLOYMENT AREA VAUGHAN PINE VALLEY EMPLOYMENT AREA VAUGHAN . 894 STEEL.ES CAMPUS EMPLOYMENT AREA VAUGHAN 979 STEELE'S EAST EMPLOYMENT AREA VAUGHAN 633 STEELE$ WEST EMPLOYMENT AREA VAUGHAN 1,582 TUDOR EAST EMPLOYM!sNT AREA VAUGHAN 1i11 VAUGHAN 400 EMPLOYMENT AREA VAUGHAN WESTON 400 EMPLOYMENT AREA VAUGHAN 
	850 
	125 
	86! 

	800 
	1.054 
	Source: Yo,~ Rogian Planning.and Oovolopmont Services • 
	• Estimate. Based on a 13.2•,. vacancy rate and a 22 sq.mtemp,oyee conve1sion rate. 
	development from Toronto into the 905 -particularly places like real estate focus on residential condo construction, in more central parts of City that are well-supported by transit. A number of areas which had traditionally been planned as major office nodes 
	A 
	key 
	factor 
	pushing 
	office 
	Markham 
	-
	has 
	been 
	the 
	heightened 
	especially 
	have 
	been, 
	and 
	continue 
	to 
	be, 
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	transformed by condo tower developments. Such areas include North York City Centre, YongeEglinton Centre, Etobicoke Centre and Scarborough Town Centre. The same can be said for City Centre, where new condominium towers have single-handedly· transformed the City's skyline. Office development has, in effect, been shut out of these areas altogether, despite strong land use policies which fully support high-rise office towers. 
	­
	the 
	Mississauga 

	Another major driver for why suburban office buildings have gained such rapid market 
	acceptance, in places like Markham has much to do with activities being carried out by tenants. 
	the 
	changing 
	scope 
	of 
	business 

	today encompass more than simply desks jobs. The technology and life sciences sector, for example utilizes office space much differently than, say, an accounting firm case of technology firms (a major source of employment in Markham), 
	Office 
	buildings 
	or 
	a 
	law 
	practice. 
	In 
	the 

	flexibility and expandability both with respect to buildings and land area, attributes. Demand has been growing for new types of space space, which can easily accommodate varying degrees of manufacturing, laboratory R&D and conventional office functions all within the same building. to implement in single or two storey buildings on large sites in suburban business a common approach in the Town, but Markham also has a growing number of examples such as IBM, AMD (formerly ATI) and Lucent Technologies, where l
	are 
	considered 
	key 
	often 
	referred 
	to 
	as: 
	flex 
	space, 
	tech 
	space, 
	or 
	rybrid 
	The 
	environment 
	is 
	easiest 
	parks 
	which 
	is 
	· of 
	the 
	building 
	is that 
	of 
	an 

	Diversity in bu_siness operations requires diversity in accommodation, reflecting 
	office 
	building. 

	a range of building sizes and forms. 
	land use policies are also a major factor that cannot be overlooked. In fact, policy has been, and continues to be, .a major market driver contributing to the dispersal of major office employment, particularly to areas outside of Toronto's downtown core. 
	In 
	addition, 

	office nodes such as North York City Centre, Mississauga City Centre and 
	Designated 

	Scarborough City Centre have long been favoured by a to achieve compact form and to help improve transit ridership, 
	variety 
	of 
	regional 
	planning 
	policy 
	measures 
	as 
	a 
	preferred 
	model 

	thus minimize commuting distances. 
	Using a policy-driven approach, many municipalities have, with varying degrees of success, implemented measures that try to direct office development to specific sites or to desired and/ or corridors. A policy driven approach was used, for example, the development of new office buildings beyond just the downtown measures helped to encourage growth in midtown Toronto as well as more suburban locations along the subway such as Islington and Bloor, and Scarborough Town Centre. In many ways the PTGP and York Re
	nodes 
	in the 
	1970's 
	to 
	encourage 
	core 
	of 
	Toronto. 
	These 
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	approach. The PTGP, for example, clearly discusses the importance of achieving major office (and major institutional uses) primarily within the various Urban Growth Centres secondarily at locations which are proximate to major transit stations. 
	and 

	Figure 7.10, below illustrates the extent to which the suburbanization of office functions began to take shape and accelerate in the 1970s, 1980s and 1990s. Since 1993, suburban office parks have out-paced all other markets in the GTA. During this time, for example, nearly 12 
	million 

	square feet of new space was added in suburban business ("office'') parks compared to only 1 million square feet being added in the downtown/mid town area of Toronto, which has traditionally been the main hub of business activity in Toronto. 
	FIGURE 7.10 COMMERCIAL OFFICE SPACE FOR THE GTA IN SQ.FT. (1954-2005) 
	1954-70 1971-81 1982-92 1993-05 Commercial Total sq. 
	1954-70 1971-81 1982-92 1993-05 Commercial Total sq. 
	Space*** ft. Financial 10,312,065 10,467,484 10,862253 555,740 274,712 32,472,254 District Midtown 5,478,480 5,749,8S3 4,268,660 398,096 470,090 _ 16,365,179 Toronto Toronto(outside 10,473,415 4,618,Q45 11,696,388 l,884,671 1,936,142 30,608,661 Financial and Midtown) Office Parks* 84,400 9,002,252 16,998,104 11,795,032 2,028,016 39,907,804 Office 196,513 4,116,031 11,201,945 1,118,807 213,084 16,846,380 Commercial Subcentres ** Dispersed 2,585,728 4,573,186 8,129,192 3,168,591 1,757,355 20,214,052 Locations
	Note: Class G (govcmmcnt) buildings wei:e not included. 
	* .A,.irport,Highway 404 and Stccles, Highway 407 and Highway 7, Consumers Road, Don Mills. "• Meadow,,-aie; Highway 427, Heartland centre and Duncan Mills, North York Gty .Centre, Scarborough Town Centre, Etobicokc _Six Points and l\.fississauga Gty Centre. ""* AdditiOI1al commercial office space with unknown completion date. 
	So,uce: c.n.dian U,bll'1 Inst.t\lt<e, Busm<e•t Compet,.tm,neu m the GTA: Why TOJ:OJ1to i, Lo,wg G,-ounc!Oune 200:>) 
	-

	Escalating land costs, increased traffic congestion and high parking rates in addition to ongoing in our work-force (i.e. more people engaged in knowledge intensive occupations) are to push demand for suburban office development higher in the future. Increasingly, 
	changes 
	expected 

	office developments will be the major drivers of employment, and Markham is yery positioned to capture a highet share of this development because of its location and its firmly established-competitive position as a leading centre for business in the GTA. 
	well 


	7.4.2 Industrial Land Development Trends 
	7.4.2 Industrial Land Development Trends 
	The big structural change for industrial-based employment land in Toronto over the past decade has been the extent to which warehousing functions have emerged as the single dominant form 
	b/vt.,,, 
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	of new development, and how the "goods movement" sector has quickly become a critical underpinning of the economy. 
	In the context of Toronto -which is Canada's largest consumer market and Canada's largest industrial market -there are two factors that are driving this phenomenon: 
	• 
	• 
	• 
	• 
	The Rise of Big Box Retail -with a greater share of store merchandise flowing in from overseas markets, major retailers have not only transformed the retail landscape, they are now having a significant impact on the size of industrial · buildings being constructed throughout the larger urban region. Over the past decade a number major warehouse buildings 0arger than 1 million square feet) have been built to directly 
	of 


	support the needs of big box retailers and other large scale retail industry interests, such as supermarkets and department store. · 

	• 
	• 
	The De-coupling of manufacturing and distribution: Changes in technology and the speed at which supply-chain relationships need to be maintained have helped stimulate a rapidly growing market for third party logistics providers or fu!fthnent specialists. Increasingly, many companies, especially manufacturers, and companies engaged in e­comm·erce are turning toward these types of companies to pick-up, store, manage and both finished and semi-finished products to downstream customers. These 
	re-distribute 



	companies typically rely on very sophisticated tracking and inventory control systems to manage product inventories. ' 
	The emergence of identifiable distribution nodes has become increasingly more commonplace across the GTA. New real estate terms such as "distribution parks" and "cargo parks" are now being applied to master-planned developments that are being marketed directly (and in some cases, exclusively) to these types of companies. In most major North American markets, parks are commonly found in the vicinity of major international airports or in proximity to large intermodal rail terminals, such as CN's facility in M
	these 
	GTA 
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	Most Canadian real estate investment professionals expect distribution and wholesale activities 
	to remain the primary drivers of_ industrial land absorption; and this segment of the market is 
	an important source for future tenancies for existing industrial buildings -especially 
	considered 

	in the wake of a shrinking manufacturing sector in Canada. 
	Toronto, Montreal, Calgary have proven to be the most active markets for new warehouse development. Despite the continued growth and prevalence of this activity, Markham, by virtue of its high land value and its relatively tight land supply has not generally been considered for this type of new development activity. Moreover, such uses have and will continue to be concentrated around major transportation hubs such as airports and rail terminals. For these reasons, Mar~am will not likely experience the .same
	the 
	Town 
	of 
	degree 
	of 

	The majority of Markham's employment sites are occupied by single-storey industrial structures. 
	newer applications, industrial buildings are also accompanied with corporate/ administrative 
	In 

	office components located at the front of the buildings. Often the corporate offices attached to 
	buildings are two to three stories high (e.g. Honda). This type of development is 
	these 

	commonly charactetized as prestige-industrial, and is common-place throughout much · of the 
	Park Areas of the Town. This pattern of development is expected to be the prevailing 
	Business 

	format for future industrial type growth in Markham. 
	7.4.3 Major Retail 
	7.4.3 Major Retail 
	A common concern for policy and land use planners throughout the Greater Golden Horseshoe 
	has, and continues to be the extent to which large shopping centre and big box outlets (power should be permitted within areas t;hat have· been planned for more conventional employment uses, namely those that support industrial and office type functions. 
	centres) 

	In the case of Markham, most of the recent applications to convert employment land have involved industrially designated lands. These conversions have generally involved sites on highly trafficked arterials such as Woodbine, or on sites that are located adjacent burgeoning residential communities. 
	that 
	are 
	to 

	The extent to which future conversion pressure will take place in the immediate term remains uncertain ~argely because of the prevailing economic downturn), but the Town of Markham should, as a matter of policy, cease the conversion of industrial land for retail uses given the land shortfall that exists for accommodating future ELE and MOE growth. It is our view that Markham can readily accommodate the entirety of its PRE employment growth over the next 23 years on lands currently designated for commercial 
	sites 
	along 
	on 
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	Consideration to approve large, major retail facilities should only be given once determined that all c;:ommercially designated sites are exhausted, ·and · that local-area market demand patterns dictate a clear and compelling need for new retail and service commercial space to support the economy of Markham. Major retail facilities do not offer the density or variety of 
	it 
	has 
	been 

	retail development that Markham should be pursuing, nor is their primary focus on rather than local markets, preferred. 
	regional, 
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	8. Market Trends for Employment Lands 
	8.1 Suburban Offices Trends 
	size the GTA's office market, it is necessary to subdivide the GTA into smaller sub-markets to highlight area-specific trends. While there are no universal GTA sub-markets, most commercial analysts sub-divide into three primary markets (note that these boundaries are not demised according to municipal boundaries): 
	Given 
	the 
	sheer 
	boundaries 
	for 
	the 
	the 
	suburban 
	GTA 
	office 
	landscape 

	• GTA East: Encompassing a wide area, this sub-market stretches of Hwy 7 in Markham. The office conditions in this sub-market vary greatly by location but ate defined in large part by three node, the Hwy. 401 / 404 node and Scarborough City Centre. The Hwy 404-407 node (including Markham's Highway 7 corridor and Beaver Creek in Richmond Hill) has enjoyed rapid take-up of office development since the late 1980s, and now has a significant and well recognized profile. Much of the new office development in this
	from 
	east 
	of 
	the 
	Downtown 
	to 
	north 
	main 
	nodes: 
	the 
	Hwy. 
	404-407 
	node 
	inventory 
	expansions 

	• GTA North: Comprised of Vaughan, Aurora, Newmarket 
	and 
	a 
	portion 
	of 
	Richmond 

	office space inventory of all of the GTA sub-markets. Over the past decade this market has experienced some growth with the addition of global head office of Magna International and the national headquarters for Insurance Canada: However, this market continues to occupy a_ small 
	Hill.
	15 
	This 
	district 
	has 
	the 
	lowest 
	the 
	State 
	Farm 
	fraction 
	of 
	the 
	total 

	15 Richmond Hill area excludes the Hwy. 404-407 node 
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	GTA, with less than 6 per cent of the total market. The plan to 
	share 
	of 
	office 
	in 
	the 

	Subway into the City of Vaughan is anticipated to trigger office 
	extend 
	the 
	Spadina 

	development that could reach a total of 3. 9 million 
	square 
	feet 
	by 
	2036
	16
	• 

	• GTA West: This geographically large . sub-market incorporates Included in this area are the former municipality of Etobicoke and the municipalities of Mississauga, Brampton, Milton, in this area has been led, in large part by Mississauga, which has benefited from its Airport, an extensive network of highway infrastructure, a competitive municipal tax structure, and early comprehensive planning for the Mississauga Together, these factors have resonated with commercial, as well as, The GTA West office marke
	the 
	area 
	west 
	of 
	Downtown. 
	Burlington 
	and 
	Oakville
	. 
	Office 
	growth 
	proximity 
	to 
	Lester 
	B. 
	Pearson 
	City 
	Centre 
	district. 
	industrial 
	business 
	interests. 
	cent 
	feet 
	of 
	office 
	space 
	under 
	17 

	Between 1986 and 2003, the number of corporate head offices located in the City of Toronto measured by the Financial Post Top-500) fell from 171 to 136, while of head offices in the suburban 905-region rose from 32 to 62, many of which are or Mississauga. 
	(as 
	at 
	the 
	same 
	time 
	the 
	number 
	in 
	Markham 

	suburban office market includes well-established nodes such as the Airport 
	The 
	GTA's 

	Corporate Centre (11 . million square feet), North Scarborough Town Centre (5 million square feet) million square feet), Brampton (2 million square feet) and the Highway feet) located in the Town of Richmond Hill and the Town of Markham. 
	York 
	City 
	Centre 
	(9 
	million 
	square 
	feet), 
	and 
	growing 
	nodes 
	such 
	as 
	Burlington 
	(3 
	404 
	and 
	407 
	node 
	(9 
	million 
	square 

	16 In 2006, urbanMetrics provided York Region with an analysis of 
	the 
	development 
	potential 
	adjacent 
	to 
	three 

	Subway that would extend into York Region. The market forecasts the subway would stimulate the formation of a regional office sub-market ranging between 3.5 and 4.0 million square feet of space by 2036. This is significantly higher than the estimated 1 .4 million square feet be anticipated in the absence of a subway in Vaughan. 
	proposed 
	stations 
	on 
	the 
	portion 
	of 
	the 
	Spadina 
	suggest 
	that 
	that 
	would 

	17 GTA West commercial office space construction as a percentage of total GTA commercial construction would have been significantly higher had the three prominent office projects Financial Core sub-markets not been announced in 2006. 
	office 
	space 
	in 
	the 
	Downtown 
	and 
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	8.2 Markham's Office Market 
	8.2 Markham's Office Market 
	Over the past two decades, Markham has become one of the most attractive locations for business in the GTA. Today, it is one of only a few high-profile locations where substantial new office construction continues to be taking place. Markham has established itself as a 
	signature 

	business location in Canada. The current roster of businesses operating in the Town includes a 
	number of international companies, including IBM, AMD, Apple, Motorola and Nike. Many Markham's companies are engaged in high-tech, product innovation and design and knowledge­intensive busin~ss activities, including financial, engineering and consulting services. 
	of 

	At the present time the vast majority of large office buildings in Markham are clustered around 
	the Highways 404/7 / 407 interchange. Overall this node (a portion of which is actually in Richmond Hill), contains some 9 million square feet of office and technology space. Over the past year, the overall vacancy rate in this node declined from 7.9% to 6.9%. The current rate is marginally higher than the overall rate for the GTA, but is still well below the larger GTA East 18 
	market of which it is an integral part. 

	There are approximately 40 Class A office buildings within the Highway 404/ 407 node, with cumulative square footage of 4.2 million square feet. Although office development in Markham was began at the same time as North York City Centre (in the 1980's), office growth in 
	a 

	Markham has continued forward at a strong pace, whereas office development in North York '·-' has largely stagnated, and the centre has taken on a decidedly more residential orientation. 
	(-) 

	There are a number of designated areas in Markham that permit office uses as-of-right, including many with no limitations on building size or height. While this has obvious advantages from a land use and density perspective, there are certain downsides to such a policy framework. Most notably, these broad-based policy permissions might potentially diminish the speed at which the Town of Markham can achieve a higher concentration of office growth -particularly in strategic places such as· Markham Centre. Som
	the Town 
	of 

	Markham is now considering reduced on-site parking standards and the possible development of publicly-accessible, shared parking structures as a means of attracting construction, and the achievement of greater building densities, nearing or exceeding coverage (1.0 FAR). 
	additional 
	office 
	1 times 

	18 Cushman & Wakefield LePage, 4th Quarter Toronto Office Report. 
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	8.3 Industrial Market Trends 
	8.3 Industrial Market Trends 
	In a recent Industrial Market Report, Colliers fotetnational, one of the Canada's leading real estate brokerage firms suggested, "the industrial class of property has become increasingly connected with the movement of goods into and around the region, as opposed to the manufacturing of 
	goods. This shift has insulated Toronto's industrial market from the severity of declines seen [elsewhere] in the manufacturing sector. " · 
	19 

	The shift towards low density, space expansive industrial development required for logistics and warehousing operntions has significant implications for the achievement of density targets in terms of the number of jobs to be expected on a per hectare basis. 
	Although job losses in manufacturing have been significant over the past five years, there does 
	appear to be some bright spots within the sector, especially as they related to emerging fields. Manufacturing in Canada has seen developments in several niche technology nanotechnology, advanced materials, micro-electrical systems, robotics, semiconductors, and energy and environment. In the future, growth in the manufacturing sector is expected to. be more closely focused on four broad types of activities 2° : 
	areas 
	such 
	as: 

	• 
	• 
	• 
	Design and engineering work; 

	• 
	• 
	Fabrication of higher value-added, knowledge-intensive goods; 
	0 


	• 
	• 
	Fabrication of goods that are not easily/ economically shipped long distanc~s; and 

	• 
	• 
	Fabrication of semi-processed, resource-based goods exported for further processing in low-cost jurisdictions such as China. 


	Markham's industrial base is in fact very well positioned to meet these changes in the manufacturing sector. 
	19 Colliers International, Greater Toronto Area Industrial Market Report & Forecast, Fall 2008 
	20 BMO Industry Update: Manufacturing in Canada -Longer-Term Prospects in a Challenging Environment, February 2007 
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	9. Markham Employment Forecasts 
	the long term employment projections for the Town of 2008 and early 2009. These projections form the basis of our analysis of future employment land needs in Markham. are intended to be the policy forecasts that Markham must adopt its own planning purposes. Markham is moving forward must conform to York Region's new Official Plan. 
	In 
	this 
	section 
	we 
	briefly 
	review 
	Markham 
	prepared 
	by 
	York 
	Region 
	in 
	late 
	The 
	long 
	term 
	forecasts 
	prepared 
	by 
	York 
	Region 
	for 
	with 
	its 
	own 
	Official 
	Plan 
	update. 
	This 
	update 

	this section are based on 5-year increments and consider the 2031 Our analysis also takes into consideration 
	The 
	forecasts 
	contained 
	in 
	time 
	frame 
	mandated 
	by 
	the 
	Provincial 
	Growth 
	Plan. 

	a longer-term, 2051 time horizon, in 
	order 
	to 
	ensure 
	that 
	all 
	land-use 
	decisions 
	reflect 
	the 
	need 

	balanced and complete communities for generations to come. The make today, will influence the way we provide services 
	to 
	achieve 
	decisions 
	that 
	we 
	in 
	the 
	future. 

	As such, it is critically important that Markham establishes a coherent foundation for areas are not threatened, weakened or compromised by other uses which will also need to be accommodated. 
	sustained 
	economic 
	growth, 
	and 
	that 
	its 
	employment 
	important 

	9.1 Markham Employment Forecast {York 
	Region) 

	Based on the most up-to-date planning forecasts provided will need to accommodate an additional 103,700 64,200 jobs by 2051. This corresponds to an average annual growth 
	by 
	the 
	Region, 
	the 
	Town 
	of 
	Markham 
	jobs 
	between 
	2006 
	and 
	2031, 
	plus 
	an 
	additional 
	rate 
	of 
	2.6%. 

	Figure 9. l Markham Employment Forecast (York Region 
	forecast} 

	Activity Rate Employment Share Region 
	of 
	Growth 

	2006 53% 144,800 31% 2011 61% 178,200 31% 
	21,900 
	33,400 

	2016 64% 206,300 31% 28,100 
	64% 226,800 31% 20,500 
	2021 

	62% 238,000 31% 11,200 
	2026 

	61% 248,500 31% 10,500 
	2031 

	59% 268,500 31% 20,000 
	2036 

	60% 288,400 32% 19,900 
	2041 

	61% 301,500 32% 13,100 
	2046 

	2051 61% 312,700 32% 11,200 
	Source: York Region, June 2008 
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	use planning now relies on three broad employme~t categories for planning purposes. 
	Land 

	York Region's has established the following employment forecasts jobs. These are summarized in Figure 9.2 below. 
	for 
	PRE, 
	MOE 
	and 
	ELE 

	TABLE 9.2 EMPLOYMENT FORECAST IN MARKHAM 2006-2051 
	Population-Related Major Office Employment (PRE) Employment (MOE) Total 
	Employment 
	Land 
	Employment 
	I 
	(ELE) 

	Employees % share Employees % share 49,900 34% 144,800 
	Employees 
	% 
	share 
	33% 
	47,400 
	33% 

	2006 47,500 178,200 
	2011 54,600 31% 61,550 35% 71,700 35% 206,300 
	62,050 
	35% 
	'30% 
	73,000 
	35% 

	2016 61,600 226,800 
	2021 67,500 30% 80,600 36% 82,800 35% 238,000 
	78,700 
	35% 
	84,700 
	36% 

	2026 70,500 30% 248,500 
	2031 73,300 29% 88,700 36% 94,500 35% 268,500 
	86,500 
	35% 
	95,700 
	36% 

	2036 78,300 29% 101,100 35% 288,400 
	103,600 
	36% 

	2041 83,700 29% 104,200 35% 301,500 
	110,000 
	36% 

	2046 87,300 29% 
	2051 89,700 29% 115,600 37% 107,400 34% 
	312,700 

	Source: York Region, June 2008 
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	10. Industrial Land Forecasts (ELE, MOE, PRE) 
	Given the long-range time frames used for employment land forecasting (i.e. 20+ years), the risk of a critical shortage of employment land in most municipalities is relatively low since municipalities are required to undertake five year OP reviews which normally require review of land supply conditions. These reviews provide . municipalities with appropriate 
	a 
	thorough 

	opportunities to make systematic corrections or adjustments to the land s·upply in order land.deficits which may materialize in future years. 
	to avoid 

	The analysis prepared in this section utilizes the employment growth forecasts now adopted by York Region as part of its own Official Plan update. These forecasts are applied to the designated industrial land supply within the Town, as a means to determine whether the 
	municipality's existing lands are <:apable of supporting the full scale of job growth over the long term. 
	anticipated 

	This section deals specifically with Markham's industrial land base, and its physical capacity to accommodate the allocated employment growth over the planning horizon, including: 
	• 
	• 
	• 
	all of the regionally allocated ELE jobs (100%), 

	• 
	• 
	a moderate-to-significant amount of regionally allocated MOE jobs (50% to 90%) , and 

	• 
	• 
	a small but stable share of the regionally allocated PRE jobs (15% excluding work at home). 



	10.1 Methodology 
	10.1 Methodology 
	The current Provincially-accepted approach to forecasting industrial land needs was developed 15 years ago. In 1995, as part of the Planning Act review, the Province published a document entitled, Projection Methodology Guideline: A Guide to Projecting Population, Housing Need, Emplqyment and Related Land Requirements. This document was intended to be used as a guideline to assist in the preparation of municipal level population and employment forecasts for land use planning purposes. 
	nearly 

	It is our perspective that there is no one 'best' methodology that can be applied universally in 
	each and every municipality. Pending further guidance on forecasting methodologies from the 
	however, the current starting point for the approach remains the 1995 Guideline. The 
	Province, 

	categories set out in that document have been employed as the basis for the 
	employment 
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	are the same 
	forecasts developed in this section and include: ELE, MOE categories of employment identified in the Growth Plan, and have been elsewhere in this report. 
	and 
	PRE. 
	These 
	discussed 
	at 
	length 

	The Regional Planning Commissioners of Ontario (RPCO) have recommended land requirements for employment land should be based on a only the 2031 time frame could potentially preclude opportunities for managing lands wisely and efficiently beyond this horizon. As a result, 2051 has been Region's forecasts have been prepared to reflect this commitment toward a longer term perspective. We understand that York Region will be moving of employment land for the period from 2031 to 2051. Accordingly, the analysis pr
	that 
	planning 
	long 
	term 
	horizon, 
	and 
	that 
	addressing 
	cited 
	as a 
	longer 
	term 
	horizon 
	and 
	the 
	toward 
	the 
	protection 
	this 
	section 
	also 
	includes 

	Markham out to that end date. 
	10.2 Employment Land Needs Analysis 
	10.2 Employment Land Needs Analysis 
	Our analysis of land need (or demand) is predicated on the employment forecasts prepared by the designated industrial land supply which are now available within the 
	York 
	Region 
	and 

	current settlement area of Markham. The la9d supply includes all lands industrial purposes (covering BPA, BCA and GIA designations). 
	that 
	are 
	design
	ated 
	for 

	The following subheadings explain the underlying rationale and assumptions used to drive our long range forecasts of industrial land need for the Town of Markham. 
	10.2.1 Work at Home 
	10.2.1 Work at Home 
	For forecasting purposes, work at home employment is embedded These jobs are entirely directed to residential areas of Markham. For industrial and commercial on 
	within 
	the 
	PRE 
	category. 

	forecasting purposes, t~e work at home segment of the labour 7% of total employment. These employees Gobs) are subsequently 
	market 
	is 
	projected 
	outwards 
	-
	-

	the 
	basis 
	of 
	a 
	stabilized 

	excluded from future land need calculations. 

	10.2.2 Job Density 
	10.2.2 Job Density 
	While employment areas may intensify over time, recent evidence the province suggest that overall employment densities on industrial lands are actually dropping. In fact, the supporting background work relating to employment lands analysis prepared Province, entitled, · Planning for Emplqyment in the Greater Golden Horseshoe, employment densities in manufacturing are expected to decline as automation practices business functions become more prevalent. In Markham, manufacturing 
	in 
	suburban 
	markets 
	across 
	by 
	the 
	suggests 
	that 
	and 
	outsourcing 
	of 
	certain 
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	Town of Markham Employment Land Strategy: Phase One 
	) 
	employment accounts for roughly one third of the total ELE. The rapid expansion warehouse and distribution facilities across the province is also having a significant impact on employment densities. 
	of 
	large 

	The Growth Plan has established a density target for future greenfield development. These are set at 50 employees per gross hectare gross -or 58 employees per net hectare -assuming conversion of gross to net of 85%. 
	a 

	The employment densities laid out in the Growth Plan are entirely consistent with those already being achieved in Markham. 
	. 
	Markham's ELE density as of 2006 is 58 jobs per net hectare compared to 
	50 
	jobs 
	net 
	per 

	hectare for the Region as a whole. The 2008 estimate has been calculated at closer to 65 employees per net hectare. For forecasting·purpose, however, we have utilized what we believe to be a "best in class" estimate of 60 jobs per net hectare, recognizing that: (a) Markham has 
	become, and will remain a strong business environment, and (b) above average land prices will continue to dictate that land users will maximize their operations in Markham to the fullest extent possible. 
	of major office space, we support the notion that Markham can and will continue to achieve greater efficiencies · over time. On this basis, we suggest that Markham will yield significantly higher employment densities on lands that are built out with major In this regard we have established a density target at 285 employees per net hectare by 2031. In devdoping our forecast targets we have assumed that office buildings would generally achieve a coverage factor in. the orc;ler of 0.8 FAR ( e.g. a 1 hectare si
	In 
	terms 
	office 
	buildings. 
	metres 

	employees per net hectare). 
	In recognition that PRE occupies an important economic function within Markham's we have assumed that PRE within such areas will achieve a density level that supports, on average about 90 jobs per net hectare. This density assumes built forms between 0.35 and 0.40 FAR, and that there would be 1 employee for every 42 square metres of G FA. 
	industrial 
	areas, 

	On a combined ELE/MOE/PRE, Markham's industrial areas are expected to sustain total density levels in the order of 90 to 95 employees per net hectare. 

	10.2.3 Share of Major Office Employment on Industrial Land 
	10.2.3 Share of Major Office Employment on Industrial Land 
	time, virtually all of Markham's MOE jobs are actually located on industrial designated lands, principally within the business park area designation. Current land uses policies 
	The 
	present 
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	at the provincial and the regional level seek to direct MOE to nodes served by high order stations such as those in the newly defined Urban Growth Centres (UGC) Gateway) or along key transit corridors such as Highway 7 and Yonge Street, commonly referred to as Key Development Areas (KDAs). 
	transit 
	(e.g. 
	Markham 
	Centre, 
	Langstaff 

	Markham is ambitiously moving forward with its growth management strategy to integrate and maximize the amount of Major Office development to be achieved within these areas. 
	For forecasting purposes, we recognize that Markham's ability to redirect all of to the UGCs and KDAs such as those along Highway 7 and Yonge Street is somewhat 
	the 
	MOE 
	growth 

	unrealistic, and in fact, would not be in the best interests of the Town's economic 
	base. 

	Today, about 90% of the 53,060 MOE jobs in Markham are situated on industrially designated 
	lands (principally in the Allstate and Commerce Valley areas) . This represents 47,750 remaining 10% of MOE jobs are largely attributed to three large enterprises (IBM, Hopewell and Motorola) -all of which are located on lands within Markham Centre (or Downtown 
	jobs. 
	The 

	Markham), which are broadly designated as Community Amenity Area. 
	Between 2008 and 2031, the total number of MOE jobs in Markham is forecast to grow by 
	35,640 new office jobs, .representing the single largest category of growth. On a go forward basis, we fully recognize that Markham's efforts to intensify and concentrate office development within Markham Centre --in addition to key sites along major transit corridors, such as Highway 7 and Yonge Street, can a_nd will be achieved -albeit with varying degre~s of success. 
	To this ·end, we ·have modeled three different development scenarios which all recognize that 
	-.a,:;~. 
	Markham's MOE job growth will stimulate the need for nearly 1.0 million square metres (10.7 million square feet) of new office space over the next 23 years. 
	• 
	• 
	• 
	• 
	Scenario 1: Assumes that 85% of all new MOE jobs between 2008 and 2031 
	will 
	be 


	located in MC and other KDAs. At this rate, Markham's industrial business park areas (BPAs) would support 60% of the total office jobs in 2031; 

	• 
	• 
	• 
	Scenario 2: Assumes that nearly half (or 47%) of all new MOE jobs between 2008 and 

	2031 are located in MC and other KDAs. At this rate, Markham's BPAs would still support 7 5% of the total .office jobs in 2031; and 

	• 
	• 
	Scenario 3: Assumes that 10% of all new MOE jobs between 2008 and 2031 in MC and other KDAs. At this rate the status quo will prevail with Markham's BPAs 
	are located 



	continuing to.support 90% of all MOE jobs in 2031. 
	The results of our MOE share analysis are summarized in the Figure 11.0 below: 
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	11.0 -GROWTH SCENARIOS OPTIONS FOR MAJOR OFFICE EMPLOYMENT AND SPACE IN MARKHAM, 2008-2031 
	TABLE 

	2008 2031 GROWTH ADDITIONAL GFA REGlUIRED TOTAL MOE JOBS IN MARKHAM 53,060 88,700 35,640 jobs SM 
	/job@ 

	jobs jobs SF/job@ 28 300 Scenario 1: Markham Centre/KDAs becomes o Major Success MOE Jobs 
	Square Metres Square Feet 5,306 l 0% 35,480 40% 30,174 85% 845,000 9,052,000 INDUSTRIAL LANDS /Outside MC/KDAI 47,754 
	Inside 
	MC/KDA 

	~ Ml%, 5 466 ~ 153,000 1,64Q,OOQ Total 
	m 

	53,060 l 00% 88,700 l 00% 35,640 100% 998,000 10,692,000 Scenario 2: Mark am Centre /KDAs Successfully Achieves a Balanced amount of MOE Job Growth MOEJobs 
	. . 
	5,306 l0% 22,175 25'<, 16,869 47% 472,000 5,061,000 INDUSTRIAL LANDS /Outside MC/KDAI 47,754 
	Inside 
	MC/KDA 

	90% ~ 75% 18 771 5:1% 526 OQQ ;i 631 QOO Total 
	53,060 100% 88,700 100% 35,640 100% 998,000 10,692,000 
	Scenari.o 3: Markham Centre/ KDAs Build out os o f'redominotely Residential Nodes MOE Jobs Inside MC/KDA 
	5,306 10% 8,870 JO% 3,564 i0% 100,000 1,069,000 INQ!JSTRIAL LANDS (Q!.!tsid§ MC/KOAI 47 754 2Q% 79,830 
	~ ~ 891:l,QQQ 9,62~,0QQ Total 
	m 

	53,060 100% 88,700 100% 35,640 100% 998,000 10,692,000 Source: urbanMetrics 
	10.2.4Share of Population Related_ Employment on 
	10.2.4Share of Population Related_ Employment on 
	Industrial 
	Lands 

	Recognizing that certain PRE businesses have specific 
	land, 
	building 
	and/ 
	or 
	economic 

	that can't be realized in more conventional commercial or institutional areas; and that the day-to-day needs of workers within industrial areas also need to be met with convenient PRE uses (such as restaurants, banks, etc.), we have conservatively allocated 15% of Markham's PRE job base (net of work at home) to the Town's industrial employment lands. 
	requirements 

	Over the 2008 to 2031 period a 15% share ,yields about 2,330 new PRE jobs. These uses will to be accommodated within the BCA, GIA and BP A designations. Further analysis and discussion of these jobs is provided in the following section of 
	need 
	this 
	report 
	(Section 
	11). 

	10.2.5 Market Contingency 
	10.2.5 Market Contingency 
	For long range forecasting purposes, our customary approach is to assign a market contingency for industrial land in the order of 10 to 25%. 
	A market contingency is an adjustment factor that is applied as a planning that a certain proportion of land should remain vacant -at all times -to and investment community with a healthy range of land development options at a variety of locations and price points to sustain on-going industrial development. Another practical benefit of using a market contingency adjustment is that it provides a certain degree of flexibility for a 
	sefeguard, 
	to 
	ensure 
	provide 
	the 
	business 

	municipality, especially when confronted with unanticipated 
	opportunities 
	for 
	economic 

	(i.e. a major new manufacturing plant or a new post-secondary educational campus that has above average land requirements). While the application of a market contingency 
	development 
	is 
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	SCENARIO 1: LOWER DEVELOPMENT PRESSURE ON EMPLOYMENT LANDS 
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	·' 2026 2031 2036 2041 2046 2051 
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	Population (live in Markham) lncrementat Growth Annual Growth Rate Aclivity Rote Employment (Jobs In Markham) Employment Land Emp loyment Major Office Employment 
	Share Shore 
	2006 272,500 53% 144.800 49.900 34.5% 47.400 32.7% 
	2008 2&4.900 12.400 2.~ 56% 158.160 54,760 34.6% 53.060 33.5% 
	2011 303,500 18.600 2.2% 59% 178.200 62.050 34.8% 61.550 34.5% 
	2016 337.800 34.300 2.3% 61% 206,300 71.700 34.B% 73.000 • 35. 4% 
	2021 370,500 32.700 1.9% 61% 226,800 78.700 34.7% 80.600 35.5% 
	2026 399,100 28.600 1.5% 60% 238,000 82.800 34.8% 84.700 35.6% 
	2031 423,500 24.400 1.2% 59% 248,500 86.500 34.8% BB.700 35.7% 
	2036 ~3.500 30.000 1.4% 59% 268.500 94.500 35.2% 95.700 35.6% 
	2041 479,500 26.000 1.1% 60% 288,400 101.100 35.1% 103.600 35.9% 
	2046 496.400 16.900 0.7% 61% 301.500 104.200 34.6% 110.000 36.5% 
	2051 508.900 12.500 0.5~ 61% 312,700 107.400 34.3% 11 5.600 37.0% 
	3 'O 0 '< 3 (]) ::, -r0 ::, Q tn 
	-


	TR
	Population-Related Employment Minus: Work at Home {PRE} 
	Shore 
	47.500 32.8% 11.000 
	50.340 3 1.8% 11.900 
	54.600 30.6% 12.500 
	61.600 29.9% 14.400 
	67.500 29.8% 15.900 
	70.500 29.6% . 16.700 
	73.300 29.5% 17.400 
	78.300 29.2% IB.B00 
	83.700 29.0% 20.200 
	87.300 29.0% 21. 100 
	89.700 28.7% 2 1.900 
	a iii 

	TR
	Minus: Employment in Residential Areas [PRE) 
	Shore 
	7.6% 4.038 
	7.5% 4.279 
	7.0% 4,641 
	7.0% 5.236 
	7.0% 5.738 
	7.0% 5.993 
	7.0% 6.231 
	7% 6.656 
	1% 7.115 
	7% 7.421 
	7% 7.625 
	(Q ":<: 

	TR
	Employment Requiing Non-ResidenHal Land ELE MOE PRE 
	Share 
	8.5% 133,800 49.900 47.400 32.460 
	8.5% 146.260 54.760 53,060 34.160 
	8.5% 165,700 . 62.050 6 1,550 37,460 
	8.5% 1,1.,00 71.700 73.000 41.960 
	8.5% 210., 00 78.700 B0.600 45.B60 
	8.5% 221.300 B2.800 84.700 47.810 
	"8.5% . 231 ,100 · 86.500 . BB.700 , '. -<9.,670 
	8.5% 24?,700 94.500 95.700 52.B40 
	8.5% 268.200 101 .1 00 103.600 56.390 
	6.5% 280.400 104.200 110,000 58.780 
	8.5% 2,0.1100 107.400 115.600 60.1B0 
	cl ::,0 m 0 ::, 
	-


	TR
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	TR
	ELE shore in BPA/BCA/GIA ELE jobs in BP A/BCA/GIA 
	~-~-~~;_, ~~a:;.,-;_;~--;..../:It.,, .. ~ 
	~ -:..ir-·.·~ .. J~. 49,900 5-4.760 
	_;,...,,_r !~, .• 4.~~J~~ 62,050 71.700 
	L~..-...,.;... J ~ 78,700 82,800 
	,• ,.t)~ _,..~\, •• l_~ ,.~.t-1:.. . ..!~ "'k..r-;,,J~ · ·. 86,_500 · 94,500 101.100 104,200 . 
	._ _ _lw., 107,400 
	-


	TR
	ELE Job Density {employees per net hectare_) 
	58 
	65 
	60 
	60 
	60 
	60 
	60 
	65 
	65 
	65 
	65 

	TR
	Land Required {net ho) 
	860 
	842 
	1,034 
	1.195 
	1.312 
	1,380 
	l .442 
	1,454 
	1.555 
	1.603 
	1. 652 

	TR
	MOE shore in BPN BCA/GIA MOE jobs in BP/BC/GI 
	~~.-,.,ix ....... ~~~ 
	·~-4dff.:.."""\1'.fs:' 
	=· .. 'l21!.~ •. ~ ......... ,~,a,. ----. ,90; 55.395 65,700 72.540 76.230 
	~-,:~ ;;. ~ ..l~-L.,.~ _......_. -~ 79.830 B6.130 93.240 
	-

	.... ~. 90'.\· 99.000 
	~ 104,040 

	TR
	MOE Job Density {employees per net hectare) 
	275 
	280 
	280 
	285 
	285 
	285 
	·. 285 
	290 
	290 
	295 
	300 

	TR
	Land Requi"ed (net ho) PRE shore in BPA/hCA/GIA PRE jobs in 8PA/8CA/GlA 
	155: 171 ,;;l~~~-~--,"'~;..,~~:., .;,,., ,J~?---.~l.~'i< 4.B69 5.124 
	198 231 255 267 280 297 322 :c_ __ ..J?,."' ..... ..:.J~:.:.:.=-1,s,i;.~...:..l ~'! •-•i•,~tr -.... ,.l§i ..• -.• -1~%_,_ 5.61 9 6.294 6.879 7.172 7.926 8.459 
	336 ... 15'.'4 8.81 7 
	347 15% 9.W.7 

	TR
	PRE Job Density {employees per net hectare) 
	90 
	90 
	90 
	90 
	90 
	90 
	90 
	90 
	90 
	90 
	90 

	TR
	Land Required (net ha) 
	54 
	57 
	62 
	70 
	76 
	BO 
	83 
	BB 
	94 
	98 
	100 

	TR
	Total Jobs on EmPlovment Land ELE+MOE+PRl:J 
	,<ounded to Nearest JOO 
	97,300 
	107,600 
	123.100 
	143.700 
	158,100 
	166.200 
	173,800 
	188.600 
	202.800 
	212.000 
	220,"ill{) 

	TR
	Density Yields {employee s ner net hectare -calculated 
	103 
	95 
	96 
	96 
	96 
	91:1 
	103 
	103 
	104 
	105 

	TR
	Sub-Total Employment Land· Required (ELE+MOE+PRE) 
	1,040 
	1.294 
	1.495 
	1,643 
	1,727 
	1,0U> 
	1,839 
	1,971 
	2.037 
	2.0H 

	TR
	plus: Mork.et Contingency (La nd Vocdncy Safeguard) 
	7.5% 
	78 
	97 
	112 
	123 
	130 
	·.1 
	135 
	1114 
	197 
	204 
	210 

	TR
	TOTAL EMPLOYMENT LAND REQUIRED (net ho) 
	1,11 8 
	1,392 
	1,608 
	1,766 
	1,857 
	1,940 
	2,023 
	2,168 
	2.240 
	2,309 

	~::3: 
	~::3: 
	CUMULATIVE LAND REQUIRED (net ho) 
	274 
	-490 
	6411 
	739 
	822 
	905 
	1,050 
	1,122 
	1,1'1 

	i r-n ·::::a ~.....! c:, 
	i r-n ·::::a ~.....! c:, 
	-

	Employment Land Supply 2008 Occupied Empk>yment La nds (net hectares) Vacant Employment Lands {ne t hectoresJ Total Employment lands tn et hectares) 
	1,040 485 1.525 

	ji> ~:z: 
	ji> ~:z: 
	EMPLOYMENT LAND SURPWS (S HORTFAlll. NEr HECTARES 
	... ·. , , . . . , 
	.. 
	,. ,, ' 
	,. _ _, .. :, 
	' 133 ... , 
	; (83) 
	'. 
	12411 
	(332) 
	... 
	. (415 
	1498) 
	(643) 
	(715) 
	PM) 

	_., 
	_., 
	EMPLOYMENT LAND SUPLUS (S_HORH ALL} • GROSS HECTARES (@ 1.25 NEr ta GROSS FACTOR' · 
	1'7 
	.'./ (103) 
	(301) · 
	(415) 
	. 1.5.ill 
	. 
	(622) . 
	lB04l 
	~.il 
	(9_&1) 

	0 0 
	0 0 
	Sou1ce: u16anf.\e\nc1 ,nc. 
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	purely discretionary, we strongly suggest that municipalities maintain their vacant industrial land inventories at levels that are at least 10% above what is projected. In the case of Markham, 
	21 

	hopes to maintain a strong agricultural base, and which also has exceptional opportunities 
	which 

	for intensification, we have taken a much more conservative · approach. For 
	forecasting 

	purposes we have assumed a market contingency of 7.5%. This is the lowest level we would 
	ever advocate, but we have elected to do so on the basis that the Town does not want 
	to 
	over 

	prescribe the amount of rural land to be redesignated for urban (and industrial) purposes. 
	10.3 Industrial Land Requirements -The Results 
	10.3 Industrial Land Requirements -The Results 
	Over the forecast period, our independent analysis suggests that Markham's current base of industrial land --1,525 net hectares (including 485 hectares of vacant land), is simply not large enough to support the employment growth allocations for ELE and MOE jobs, as well as a working allocation for PRE uses. 
	The results of our analysis which are provided in Figures 10.1, 10.2 and 10.3 suggest that: 
	1. 
	1. 
	1. 
	Markham will begin to experience a competitive shortfall of land as early as 2016. This shortfall is apparent under all three scenarios. The extent of this shortfall is expected to fall somewhere between 40 to 80 net hectares ( or 50 to 125 gross hectares). The 'J;'own must begin to address this shortfall now. 

	2. 
	2. 
	Over the 2008 to 2031 study period, the extent of this shortfall will continue to grow. If no additional industrial lands are provided, the Town of Markham clearly experience a serious shortfall of industrial land over the 2031 planning horizon. Our analysis suggests that the extent of the shortfall is in the order 
	will 
	of 



	315 to 415 net hectares (or 395 to 520 gross hectares) . . 
	3. Over the extended, 2051 longer term planning horizon, the extent of this shortfall will continue to magnify if no industrial lands are added. By 2051, Markham will require at total of 680 to 785 net hectares ( or 850 to 980 gross hectares) in addition 
	to the lands that are presently designated. 
	While the MMAH&MPIR suggested in their comments for the Durham Region Growth Management exercise that 
	"The Provincial Projection Methodology Guideline does not support the use of vacancy factors when dealing with long term planning horizons", York Region uses a combined value of 30% to which is assumed to also include market flexibility and vacancy allowances. 
	V t;i t,vt,i, 
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	Town of Markham Employment Land Strategy: Phase One 
	) 
	-a significant amount of employment growth is directed toward more intensive development in Markham Centre and other Key Development Areas -Markham's ability to support its full economic potential, and to support the Regional and Provincial 2031 growth forecasts compromised by the size of Markham's current industrial land supply. It is also 
	are 
	important 
	to 

	recognize that the analysis of land need is also predicated on "best-case" assumptions regarding density and market contingency. 
	It is important to stress that, under all three scenarios including a scenario whereby 

	10.4 Forecasts are Consistent with Region's Estimate for Markham 
	10.4 Forecasts are Consistent with Region's Estimate for Markham 
	York Region has recently prepared a Land Budget for long-term employment land needs. This in January 200?, concluded that York Region as a whole does not have sufficient employment · land, and that lands outside the current settlement areas would be needed for employment (industrial) development purposes before 2031. Specifically, the report recognized the need for an additional 1,066 hectares of developable land outside the current settlement areas in York Region be set aside for employment purposes. In re
	study, 
	released 

	C) 
	While the forecast methodology used by urbanMetrics under the three scenarios presented in the section above is somewhat different than the approach used by the Region, our analysis has yielded very similar results suggesting that between 395 and 520 gross hectares of new _ employment land outside the current settlement area will be needed to support the allocated employment growth. 
	l, (:i f;Jl~ t,::a, 102 
	··,,..,~~:\ 
	61 .;' .,,,.,,1y"' 
	tJ t.t 
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	11. Commercial Land Forecasts (PRE) 
	In the previous section we prepared a long-range for<::cast of industrial land requirements for 
	Markham, determining that the Town would need additional land to support a diversified base 
	of employment and economic functions. As part 6f that analysis, it was determined that an 
	allocation in the order of 15% of Markham's PRE j~bs could be functionally situated within the 
	Town's industrial areas. Over the 2031 forecast period, a total of 2,335 new jobs have 
	been 

	allocated as part of Markham's industrial land budget. 
	Based on York Region's forecasts, the Town of Markham is expected to grow by 138,600 between 2008 and 2031. By the end of the forecast period Markham's total population is expected to reach 423,500 persons. As the population of the Town grows, so too does the need for jobs that directly serve Markham residents. Population growth will drive the need for teachers,. doctors, sales clerks, auto mechanics, government staff, etc. Since PRE jobs are 
	residents 

	intended to serve the needs of the population, it is in the best interest of the community that the majority of PRE jobs are actually situated close to residential areas as well as appropriate transportation routes. 
	11.1 PRE Job Growth 
	11.1 PRE Job Growth 
	Recognizing that PRE jobs are directly linked to population growth, we have prepared that are predicated on the notion that each new PRE job in Markham is supported by approximately 6 persons. In other words, for every 6 residents there will be one job created. 
	forecasts 
	corresponding 

	Over the forecast period, Markham is expected to support a total of 22,900 new PRE jobs. This includes approximately 5,400 new home-based (work at home) PRE jobs. For planning purposes, home-based occupations are included in the PRE category since they tend to be concentrated in residential areas. For long range forecasting, however, this town's employment base needs to be separated out. On this basis, a total of 17,500 new jobs are expected to serve the needs of 138,600 new residents. This translates into 
	segment 
	of 
	the 
	PRE 
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	11.2 PRE Employment Groupings 
	11.2 PRE Employment Groupings 
	While PRE encompasses a wide variety of economic activity, we have established a grouping of PRE uses which we believe provides a reasonably strong basis from which to allocate and distribute PRE jobs across key areas of Markham that can fully support jobs. 
	For forecasting purposes these PRE employment groupings are summarized as follows: 
	• 
	• 
	• 
	• 
	Retail, Services and Restaurants: includes employment within all stores, all personal 

	services (salons, dry cleaners, shoe repair etc.), all bank branches, and all professional offices geared to household (real estate agents, personal insurance brokers, financial advisors, etc.), and all types of restaurants. 

	• 
	• 
	Automotive Sales and Service: includes all automobile dealerships, vehicle repair, and fuelling stations; Note that this category does not include Canadian Tire stores. 

	• 
	• 
	Health/Education/Daycare: includes hospitals, private clinics and other establishments, primary and secondary schools, post secondary schools and vocational schools, and daycare centres. 
	medical 
	other 


	• 
	• 
	Government/Public Utilities: includes jobs in municipal, provincial and federal government, as well as jobs in public government utilities. 

	• 
	• 
	Leisure/Community/Worship: includes jobs in public and private recreation 
	facilities, 



	including gyms, health centres and arenas, golf courses, theatres, museums, libraries and places of worship. 

	11.3 Service Ratios-PRE Jobs per Capita 
	11.3 Service Ratios-PRE Jobs per Capita 
	-

	Taking guidance from employment yields on a per-capita basis at the Toronto Census Metropolitan Area level, urbanMetrics has developed typical service-level ratios for population related employment. Based on our analysis, we believe the following yields represent reasonable allocation for Markham: 
	a 

	• 
	• 
	• 
	Retail, Service Commercial and Restaurants: 1 job per 14 residents 

	• 
	• 
	Automotive Sales and Service: 1 job per 70 residents 

	• 
	• 
	Health/Education/Daycare: 1 job per 45 residents 
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	Town of Markham Employment Land Strategy: Phase One 
	• Government/Public Utilities: 1 job per 
	200 
	residents 

	• Leisure/Community/Worship: 1 job 
	per 
	75 
	residents 

	home (5,400), Markham will need to accommodate a total of For the most part these jobs will be directed to Markham which are designated for Commercial, Recreation, Institutional and Industrial uses. 
	Excluding 
	persons 
	who 
	work 
	at 
	17,500 
	new 
	PRE 
	jobs 
	between 
	2008 
	and 
	2031. 
	vacant 
	sites 
	and 
	other 
	properties 
	throughout 

	11.4 Allocation of PRE Jobs in Markham 
	our analysis of PRE employment accommodation, we have determined that PRE uses can and should be reasonably directed toward four distinct are best served. These areas are summarized as follows: 
	In 
	carrying 
	forward 
	areas 
	of 
	the 
	Town 
	where 
	the 
	needs 
	of 
	residents 
	(and 
	workers) 

	• Commercially Designated Lands 
	• Markham Centre and Key . Development Areas along Highway 7 (including Langstaff Gateway) 
	and 
	Yonge 
	Street 

	• Industrial Designated Lands 
	• Residential and Institutional Lands 
	11.1 provides a summary of the share allocations assigned to each of these areas, are also distributed by major PRE Employment 
	Figure 
	which 
	Grouping. 
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	Figure 11.1 urba11Mt:lr-'.cs 
	Distribution of Population Related Employment (PRE) by Key Land Category 
	~ . . n,>1JV,..fi6t\' l(e!011ou,e:ii1rnoyl'nel'\r.tl!SJfll)U!l¢r, •~""9 ~ •=1 Gl"Q~nu i 
	Jobs Allocated to Jobs Allocated to Industrial (ELE) Residential/ Jobs Allocated lo Jobs Allocated to Lands Institutional Lands MC/KDA(UGC) Commercial Land 2008-2031 new residents: 138,600 Share Job Yield Share Job Yield Share Job Yield Share Job Yield 
	Markham 
	Population 
	Growth• 

	PRE EmQlotment GrouQings Servis:si Ratios (QersQni Qer jQb) • 
	6.435 
	Retail, Services and Restaruants 14 persons/job 9,900 10% 990 0% 
	-
	25% 
	2.475 
	65% 

	Automotive Sales and Service 70 persons/job 2,000 55% 1100 0% 0% 
	45% 
	900 

	465 
	Health/Education/Daycare 45 persons/job 3,100 5% . Government/Public Utilities 200 persons/job 700 0% 
	155 
	50% 
	1.550 
	30% 
	930 
	15% 
	0 
	20% 
	140 80% 
	560 
	0% 

	270 15% 270 
	Leisure/Community/Worship" 7 5 persons/job 1,800 5% 
	90 
	20% 
	360 
	15% 

	PRE Jobs Requiring Non-Resldenlial Land 2,335 
	2,050 
	4,235 
	8,070 

	Plus: 
	Home Based Occupations 
	5.400 0% 0 95% 5,130 5% 270 0% 
	-

	(Worl< at Home) 
	NEW PRE JOBS IN MARKHAM 22,900 jobs: 2,335 jobs: 7,180 jobs: 4,505 jobs: 8,070 6.1 persons/ PRE job share: 10% shore: 31% share; 20% share; 35% 
	TOTAL 
	I 

	Source: urbanMetrics inc ion data 
	• urbanmetrics estimates based on guidance ot 2006 Toronto Census Metropolitan Area ••assumes that a significant portion attributed to recreation and rural lands within Markham 
	employment 
	and 
	populat 

	jobs allocated to Industrial areas (2,335) corresponds to the number used in the previous section. Our analysis assumes that · about 90% · of the future 
	The 
	new 
	PRE 
	PRE 
	job 
	growth 

	' 
	accommodated in Markham's industrial area will (±990 jobs) and Automotive Sales artd Service (±1,100 jobs). The tied to more institutional type employment such as places of worship, and recreation facilities. 
	be 
	those 
	related 
	to 
	Retail, 
	Service 
	Restaurants 
	I..._ 
	remaining 
	10% 
	will 
	be 
	those 
	education, 
	daycare, 
	leisure 

	new PRE jobs allocated to Residential and Institutional areas (±2,050), are those related to local retail/ service, healthcare (hospitals), education (public schools, daycares etc) and new government jobs to be located within existing facilities (such as Markham 
	The 
	number 
	of 
	generally 

	Civic Centre). 
	New PRE jobs allocated to intensification areas such as Markham Centre Development Areas along Highway 7 and fundamental to the success of these nodes destinations. It is estimated that these areas approximately one quarter of all new PRE jobs location and accessibility, these nodes and corridors are expected significant areas that will attract new economic activity ~nd needs of local residents and surrounding MOE workers alike. In terms of and Restaurant jobs, these areas are expected to accommodate about 
	and 
	Key 
	Yonge, 
	including 
	Langstaff 
	Gateway 
	will 
	be 
	and 
	corridors 
	as 
	people 
	oriented, 
	mixed 
	use 
	-
	on 
	a 
	. combined 
	basis 
	-
	should 
	support 
	in 
	Markham 
	(±3,950 
	jobs). 
	By 
	virtue 
	of 
	their 
	to
	. be 
	developed 
	as 
	regional/y 
	which 
	in 
	turn, 
	will 
	support 
	the 
	interests 
	Retail, 
	Service 
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	In total we estimate that nearly 2,500, retail, service and restaurant jobs should be supported within planned commercial projects in Markham Centre along with other 
	over 
	the 
	next 
	23 
	years. 

	Key Development Areas that are supported by transit. While commercial jobs will make about 60% of the new PRE jobs 
	mixed 
	use 
	development 
	in 
	the 
	in 
	these 
	areas, 
	it is 
	also 
	expected 

	jobs will evolve and gravitate toward these areas over time. Based on 
	that 
	other 
	important 
	PRE 

	provincial policy directions, Markham Centre will be a preferred location for future 
	new 

	government and institutional type development. To this end, the amount 
	of 
	PRE 
	based 

	employment growth is anticipated to account for about 1,760 jobs. These will include 
	a 
	wide 

	variety of jobs typically associated with higher order urban locations. However, it expected that a 
	significant number of these jobs, especially those associated 
	government 
	and 
	healthcare 
	will 
	be 

	located in major office buildings. 
	allocated to commercially designated lands represent approximately 
	Finally, 
	new 
	PRE 
	jobs 

	8,100 jobs, accounting for about 45% of the total new 17,500 PRE jobs 
	in 
	Markham 
	that 
	need 

	to be assigned. Retail, Service and Restaurants are expected to make-up the largest segment of 
	these jobs, representing nearly 6,440 jobs, or about 80% of the jobs assigned to commercially 
	designated lands. In total, commercially designated lands are expected to absorb about 
	two­

	thirds of all new retail-oriented PRE jobs in Markham over the duration of the 
	2031 
	period. 
	In 

	addition to retail-based employment, commercially designated lands in Markham are also 
	expected to accommodate other important PRE jobs, including those related 
	to 
	automotive 

	sales.and service (±900), health and education (±465) and leisure/community/place of worship 
	(±270). 

	11.5 Commercial Space Requirements 
	11.5 Commercial Space Requirements 
	on the analysis above, this section provides an assessment of the amount of commercial space that the Town of Markham will need to supply growth forecasts. 
	Building 
	in 
	order 
	to 
	support 
	the 
	PRE 

	In this analysis we have excluded the following types of PRE employment 
	• 
	• 
	• 
	2,050 new jobs assigned to residential and institutional lands (school, hospital, etc), and 

	• 
	• 
	560 new jobs in the Major Office MOE (government and public utilities). 


	Figure 11.2 below summarizes the extent of commercial space that will need to be developed in order to accommodate 14,350 new PRE jobs requiring commercial-type space. 
	in 
	Markham 

	Town of Markham Employment Land Strategy: Phase One 
	Figure 11.2 Town of Markham Commercial Space Needs to Support PRE Growth, 2008-2031 
	PRE JOBS SF PER EMPLOYEE SM PER EMPLOYEE GROWTH Range Employee 
	2008-2031 ref ref PRE an Commercial Lands 8,070 350 400 450 32.5 37.2 41.8 PRE in MC/KDA • 3,945 375 400 425 34.8 37.2 39.5 PRE in Industrial Areas 2,335 400 450 500 37.2 41.8 46.5 TOTAL 14,350 
	Population Growth in Markham: 2008-2031 , , ' , ., Per Capita Spase Servlce Level Yields far Future Population Growth 
	. 
	"f 
	Source: urbanMetrics inc 
	• excludes MOE based government/public utilities jobs 
	Million SF Commercial Space Yield low ref high 2,824,500 3,228,000 3,631.500 1,479,375 1,578,000 1,676,625 
	934,000 1,050,750 1,167,500 5,237,875 5,856,750 6,475,625 
	138,600 
	38 . 42 <47 . 
	Square Feet Per Capito 
	'f '• •• ~-'* 
	~-''·~ /. 
	~-

	t, • .. 
	11r-bnnMe1ncs : 
	SM Commercial Space Yield 
	low 
	low 
	low 
	ref 
	high 

	262,400 
	262,400 
	299,900 
	337,400 

	137,400 
	137,400 
	146,600 
	155,800 

	86,800 
	86,800 
	97,600 
	108,500 

	486,600 
	486,600 
	544,100 . 
	601,700 


	3,5' ,• ,3.9 • .• , 4.3 Square Metres PerCapita 
	In developing our forecasts, we have utilized a "working range" to represent a typical commercial allocation of built space f~r each employee. Based on our experience, we have 
	established 400 square feet of commercial space for each employee as our "reference" point. On commercial lands we have tested a range stretching from (350-450 sf/emp). Centre/IIDA we have employed a narrower range (375-425 sf/emp) recognizing that higher rental rates in these areas will likely alter utilization patterns. Conversely, for industrial areas, we have employed a more generous allocation (400 to 500) recognizing that lower rental rates provide greater flexibility for businesses to assume leases o
	For 
	Markham 

	By applying these ranges to our employment forecast, Markham will need to support an additional ±545,000 square metres (±5.9 million square feet) of new commercial support its full PRE employment allocation. 
	space 
	to 

	Industrial areas will account for the smallest share of new PRE commercial space. In order to accommodate 2,300 new PRE jobs, approximately 97,600 square metres (1.05 million square feet) of additional built space will be required. It is expected that much of this space could absorbed by transitioning lands and buildings within the established and built-out areas of Markham where the use permissions are presently in place, especially in the BCA designation along main roads. Since we are only forecasting abo
	be 
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	Town of Markham Employment Land Strategy: Phase One 
	expected to function as the prime locations for activities which are supported on a community-wide basis. be supported by higher-order transit, it is expected that PRE-oriented uses will follow suit. 
	Markham 
	Centre 
	and 
	the 
	KDAs 
	are 
	economic, 
	leisure 
	and 
	recreational 
	Since 
	these 
	areas 
	are 
	to 

	estimates suggest that Markham Centre alone could support 40,000 residents 
	Current 
	planning 

	this growth we have developed PRE employment estimates that 
	and 
	40,000 
	jobs. 
	In 
	light 
	of 

	Highway 7 and Yonge could support approximately 
	suggest 
	that 
	MC 
	and 
	other 
	KDA 
	along 

	to about 10% of all jobs directed to Markham Centre). On the 
	3,950 
	jobs 
	(which 
	works 
	out 

	of built space, 3,950 jobs would stimulate the need for about 1.6 million 
	basis 
	square 
	feet 

	(146,600 square metres) of new commercial space. We accept that this is 
	a 
	big 
	number, 
	and 
	that 

	accommodating this amount of commercial 
	space 
	will 
	be 
	a 
	significant 
	planning 
	challenge 
	given 

	the high concentration of residential and major office 
	uses 
	which 
	will 
	also 
	need 
	to 
	be 
	integrated 

	However, in order for the Town to move forward with its vision of creating 
	into 
	these 
	areas. 

	and planning tools, including incentives (i.e. 
	engaging 
	mixed 
	use 
	areas, 
	all 
	available 
	options 

	necessary to stimulate and support new commercial space as part of this 
	density 
	bonuses) 
	will 
	be 

	mixed use vision. 
	Markham's Commercial Lands are expected to support At 400 square feet (37.2 sm) of commercial space per employee, Markham its commercial space inventory (on commercially designated lands) by an estimated square feet (300,000 sm). While some of this space could be absorbed by vacant and or under-developed parts of existing commercial 
	nearly 
	8,100 
	new 
	jobs 
	over 
	the 
	forecast 
	period. 
	will 
	need 
	to 
	expand 
	3.2 
	million 
	stores 
	properties, 
	we 
	have 
	assumed, 
	for 
	planning 

	represents the total amount of new construction, which develop on vacant commercial parcels within the current settlement in new growth areas outside the current settlement area as dictated by future residential growth patterns. 
	purposes, 
	that 
	this 
	quantum 
	of 
	space 
	can/ 
	should 
	be 
	expected 
	to 
	area; 
	and 
	over 
	time, 

	11.6 Per Capita Space 
	John Winter and Associates GWA) provided a full commercial policy review The Commercial Policy Review determined Markham maintained a sufficient amount of vacant land to support commercial market additional lands would be needed to support 
	In 
	2004 
	for 
	the 
	Town 
	of 
	Markham. 
	growth 
	to 
	2011, 
	but 
	that 
	growth 
	beyond 
	that 
	year. 

	The general conclusions were based on a Per Capita resident should support about 53 square 
	analysis 
	that 
	suggests 
	that 
	each 
	Markham 
	feet 
	(4.9 
	square 
	metres) 
	of 
	built 
	space. 
	While 
	this 
	level 

	used in market analysis there are clear opportunities to 
	is 
	generally 
	consistent 
	with 
	typical 
	ratios 
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	) 
	achieve greater space efficiencies, especially in a market such as to be well above average. 
	Markham 
	where 
	land 
	prices 
	tend 

	Notwithstanding the JWA analysis, the Town significantly, and a heightened focus development in a more intensive and strategic growth to mixed use centres and corridors, it is fully adjustments in the per-capita space requirements. 
	of 
	Markham's 
	growth 
	momentum 
	has 
	changed 
	has 
	now 
	been 
	placed 
	on 
	concentrating 
	and 
	containing 
	manner 
	.. 
	As 
	Markham 
	moves 
	forward 
	with 
	this 
	push 
	to 
	intensify 
	· 1and 
	and 
	to 
	direct 
	anticipated 
	that 
	there 
	will 
	be 
	some 
	downward 

	Moreover, as part of our forecasting of total allocated PRE growth determined that Town's future population will need be supported by ±14,500 To this end, we have come up with an alternative, lo1ver measure•of per capita space, reasonable basis for using land as efficiently as 
	to 
	Markham 
	it 
	has 
	been 
	commercial 
	oriented 
	PRE 
	jobs. 
	which 
	we 
	believe 
	should 
	serve 
	as 
	a 
	more 

	possible, and to ensure that Markham aspirations of directing growth and commercial that support more compact forms of development can gain a higher degree of 
	activity 
	in 
	locations 
	market 

	traction. 
	The analysis, provided at the bottom of Figure conducting its commercial space planning on the 
	11.2, 
	suggests 
	that 
	Markham 
	can 
	and 
	should 
	be 
	basis 
	of 
	38 
	to 
	47 
	square 
	feet 
	per 
	capita 
	(3.5 
	to 

	3.9 square metres). The reference forecast is 42 square feet (3.9 square the methodology is somewhat different than forms of development including big box, we believe terms Markham's ability to accommodate its anticipated population (j requirements, as per York Region's long-range 
	metres) 
	per 
	capita
	. 
	While 
	JWA 
	which 
	is 
	based 
	on 
	standard 
	(or 
	status 
	quo) 
	that 
	our 
	approach 
	is 
	very 
	well 
	grounded 
	in 
	and 
	job 
	growth 
	forecasts. 

	11.7 Warranted Commercial Land Needs in 
	Markham 

	The Town of Markham currently has approximately 105 net hectares (285 net for commercial development. By applying a relatively standard 25-30% amount of land could realistically support approximately 262,000 to 
	acres) 
	of 
	vacant 
	land 
	designated 
	building 
	coverage 
	factor, 
	this 

	314,000 square metres (2.8 to 3.4 million square feet) of built 
	space. 

	below we provide an analysis of how much land would be required to support the broken down by various key PRE Employment 
	In 
	Figure 
	11.3 

	PRE commercial job growth (±8,100 jobs) Groupings. 
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	PRE Employment Groupings Retail, Services and Restaruants Automotive Sale~ and Service Health/Education/Daycare 
	5 
	Government/Public Utilities 
	Leisure/Community/Worship 
	3 
	TOTAL 
	94 
	Net Vacant Commercial Land (Net Hectares) inside built bounda · ···· · " 
	Souce: urbanMetrics inc. 
	prepared in this fi~re is predicated on a range of employee commercial activities on standard or typical 
	(J 
	The 
	analysis 
	yields 
	for 
	a 
	variety 
	of 
	jobs 
	per 
	net 
	hectare 
	basis. 

	For Retail, Service and Restaurants -which is the single would need to support a commercial inventory of ±75 level of 85 jobs per hectare. 
	largest 
	segment 
	in 
	terms 
	of 
	jobs 
	-
	-

	Markham 
	net 
	hectares, 
	at 
	a 
	reference 

	Recognizing that other PRE functions 
	will 
	also 
	need 
	to 
	be 
	supported 
	on 
	Commercial 
	Lands 
	we 

	recognizing that certain uses, such as car dealerships achieve lower employment yields on a per hectare 
	have 
	applied 
	a 
	similar 
	approach, 
	generally 
	basis. 
	On 
	a 
	combined 
	basis, 
	these 
	other 
	uses 

	will reasonably require about ±25 hectares of additional 
	land 
	over 
	the 
	forecast 
	period. 

	has 105 hectares of vacant commercial land inside the current settlement area, our long range 
	Given 
	that 
	Markham 
	currently 
	forecasts 
	suggest 
	that 
	Markham's 
	vacant 
	land 
	supply 
	is 
	actually 

	than retail, service and restaurants, the only other significant driver of commercial 
	very 
	closely 
	aligned 
	with 
	its 
	long 
	term 
	need. 
	Other 
	land 
	are 
	those 
	related 
	to 
	the 
	automotive 
	sales 
	and 
	service 

	uses are estimated to account for somewhere between warranted commercial land. Recognizing the massive transition 
	category. 
	Such 
	15%-18% 
	the 
	long-term 
	that 
	is 
	now 
	re-shaping 
	the 
	entire 

	suggest that long term land requirements for new car 
	automotive 
	industry, 
	it 
	is 
	reasonable 
	to 
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