The Corporation of the
Town of Milton

MILTON

Report To: Council

From: Jill Hogan, Commissioner, Development Services

Date: April 28, 2025

Report No: DS-026-25

Subject: Confirmation of Qualified Consultant - Inclusionary Zoning
Independent Written Opinion

Recommendation: THAT Cour.lcil deem Parce.l Econqmics Inc. qualified tg review and
provide an independent written opinion on the market impact and
financial viability analysis from the Inclusionary Zoning Assessment
Report.
THAT the award to Parcel Economics Inc. in the amount of $22,195
(excluding taxes) for an Inclusionary Zoning Peer Review be
approved.
THAT the Manager, Purchasing and Supply Chain Management be
authorized to execute the contract(s), as outlined by the purchasing
by-law, and the Mayor and the Town Clerk be authorized to sign any
required paperwork.

EXECUTIVE SUMMARY

An assessment report to evaluate the viability of Inclusionary Zoning (IZ) was completed and
submitted to Council on Feb. 24, 2025 through report DS-013-25. Before a municipality can
implement IZ policies and a by-law, provincial regulation requires that a written opinion on
the market impact and financial viability analysis from the 1Z assessment report be obtained
from a person independent of the municipality and who, in the opinion of the council of the
municipality, is qualified to review the analysis.

Parcel Economics Inc. (Parcel) has the specific expertise required to review and comment
on the validity of the IZ market impact and financial viability analysis. The Parcel project team
have completed the I1Z review and written opinion in accordance with the provincial regulation
for a number of other municipalities in Ontario. The Parcel project team’s summary of
qualifications and relevant project experience are attached as Appendix 1.
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EXECUTIVE SUMMARY

Staff are seeking to confirm that Council is of the opinion that Parcel is qualified to review
and provide an independent written opinion on the market impact and financial viability
analysis from the Inclusionary Zoning Assessment Report.

REPORT

Background

Inclusionary Zoning (1Z) is a tool that municipalities may use to help increase the supply of
affordable housing. The Planning Act requires that an assessment report must be completed
before a municipality can implement IZ policies and a by-law.

Provincial regulation, O. Reg. 232/18, sets out the analyses that need to be completed for
the |Z assessment report, which includes analysis of the potential impacts of 1Z on the
housing market and on the financial viability of development.

O. Reg. 232/18 also requires that a written opinion on the market impact and financial viability
analysis from the 1Z assessment report be obtained from a person independent of the
municipality and who, in the opinion of the council of the municipality, is qualified to review
the analysis.

The 1Z Assessment Report was completed for the Town by a consulting team led by Watson
& Associates Economics Ltd. (Watson), and was submitted to Council on Feb. 24, 2025
through report DS-013-25. Through this staff report, Council also approved the
recommendations for Staff to proceed with obtaining the independent written opinion as
required by the provincial regulation and a budget increase to fund this work.

Discussion

Staff are seeking to confirm that Council is of the opinion that Parcel Economics Inc. (Parcel)
is qualified to review and provide an independent written opinion on the market impact and
financial viability analysis from the IZ Assessment Report prepared on behalf of the Town by
Watson & Associates Economics Ltd. (Watson).

Parcel offers specific expertise in land economics and land use planning. They have
extensive experience conducting market assessments and development viability analysis for
public and private sector clients in communities across Ontario. The project team from Parcel
have completed reviews and written opinions of 1Z assessment reports for the City of


https://pub-milton.escribemeetings.com/filestream.ashx?DocumentId=11216

The Corporation of the 0S.025.25

I Page 3 of 5
MILTON Town of Milton

Discussion
Richmond Hill, the Cities of Kitchener, Waterloo and Cambridge, and Peel Region (including
the municipalities of Mississauga, Brampton and Caledon).

Staff has reviewed the |1Z written opinions the Parcel project team have completed for other
municipalities, and the team’s qualifications, and are confident that the project team is
qualified to perform the review and will provide a high-quality written opinion in accordance
with the requirements of the provincial regulation. The Parcel project team’s summary of
qualifications and relevant project experience are attached as Appendix 1.

As this award falls under the low value threshold of the Town’s purchasing by-law, Staff has
received a proposal directly from Parcel that outlines the scope, resources, workplan and
cost of the assignment. Should Council deem Parcel qualified through this report, Staff will
proceed to retain Parcel to undertake this work. The independent written opinion will provide
commentary on the validity and reasonableness of the analysis, conclusions and
recommendations from Watson’s 1Z Assessment Report. The written opinion may provide
suggested edits, updates and/or improvements to the analysis from Watson’s IZ Assessment
Report.

It is anticipated that the written opinion would require approximately 7-8 weeks to complete
upon the consultant receiving the authorization to proceed. If the consultant is allowed to
proceed at the end of April, following the approval of this report, the written opinion could be
completed in mid-July 2025.

Following the completion of the independent written opinion, as Council directed through
report DS-013-25, Staff will report back on the findings of the independent written opinion
together with recommended next steps.
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Financial Impact

Parcel’s fee for reviewing the 1Z Assessment Report and providing the written opinion will be
$22,195 (exclusive of tax), which is considered a minor purchase under Purchasing By-law
061-2018. In arriving at the recommendation to award, staff have reviewed the workplan,
hourly rates as well as other alternatives that may be available.

Through report DS-013-25, Council approved a budget increase of $20,000 be made to
capital project C90010323 Res/Non-Res Take Up/Land Needs Study, funded from the
Housing Accelerator Fund. The previously approved budget increase, together with the
remaining budget for capital project C90010323, will fund the consultant’s fees.

Respectfully submitted,

Jill Hogan
Commissioner, Development Services

For questions, please contact:  Wendy Chen, Phone: Ext. 2296
Senior Planner, Policy

Attachments

Appendix 1 - Parcel Economics Inc. Summary of Qualifications and Relevant Project
Experience

Approved by CAO
Andrew M. Siltala
Chief Administrative Officer

Recognition of Traditional Lands

The Town of Milton resides on the Treaty Lands and Territory of the Mississaugas of the
Credit First Nation. We also recognize the traditional territory of the Huron-Wendat and
Haudenosaunee people. The Town of Milton shares this land and the responsibility for the
water, food and resources. We stand as allies with the First Nations as stewards of these
lands.
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Appendix 1:
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Parcel

Chris White, PLE

Principal

chris@parceleconomics.com
416-869-8264 x 201

250 University Avenue, #217, Toronto, Ontario, M5H 3E5

Chris is an experienced market advisor, valued for his insights on complex development projects and major
revitalization initiatives, which effectively balance ambitious city-building efforts in economic reality. Chris has been
involved in several of the most innovative and forward-thinking redevelopment projects and planning initiatives
across the country over the past decade and is regularly relied upon to complete studies for a unique range of
municipalities and other public agencies at all levels of government, in addition to advising leading real estate
developers, property managers and investors. His involvement with bold new planning initatives in communities of
all sizes across the country provides him with a unique perspective to deliver thoughtful insights in support major
investment decisions, the establishment of new policy frameworks, project approvals, as well as other strategic
development-related planning.

Prior to co-founding Parcel, Chris held a leadership position in another land economics consulting firm based in
Toronto and began his career at the Province of Ontario’s Ministry of Municipal Affairs and Housing (MMAH). He is a
professional land economist and member of Lambda Alpha International (LAl), an honourary society dedicated to
the advancement of land economics. He has also been qualified as a land economist, providing expert testimony
before the Ontario Land Tribunal (OLT).

Honours Bachelor of Arts Association of Ontario Land Economists (AOLE)
Economics + Urban, Economic and Social Geography ~ Lambda Alpha International (LAI)
University of Toronto Urban Land Institute (ULI)

Subject Matter Expert - SPREA Program, Infrastructure Institute / UofT School of Cities (2024, 2025)

Panelist - Urban Land Institute (ULI) Webinar, Understanding the $4B Federal Housing Accelerator Fund (2023)
Mentor - SPREA Program, Infrastructure Institute / UofT School of Cities (2023)

Guest Lecturer - Toronto Metropolitan University, M.Pl. Program (2019, 2020, 2021, 2023, 2024, 2025)
Industry Advisor - Toronto Metropolitan University, M.PI. Studio (2022)

Industry Advisor - Toronto Metropolitan University, BURPI Studio (2022)

Industry Advisor - University of Waterloo, Planning Studio (2022)

Speaker - Smart Density Webinar, Feasibility 101: Pro Forma & Policy (2022)

Guest Lecturer - University of Toronto, School of Cities (2020)


Town of Milton Planning
Text Box
Appendix 1:
DS-026-25


Inclusionary Zoning + Housing Assessment Updates

Density Bonus Provisions Feasibility Analysis

Increasing Housing Choice in Neighbourhoods

EHON Feasibility

Feasibility Study for Family-Sized Housing Regulation

North Oakville East Commercial Study

Exhibition Lands Land Use Analysis & Review

Vaughan Healthcare Centre Precinct Feasibility Study

Office Space Needs Study

Fieldhouse Master Plan

VMC Commercial Use Assessment & Feasibility

Enabling Missing Middle & Affordable Housing

Economic Development Retail Strategy

Central Oshawa MTSA Commercial Use Assessment

Downsview Market, Economic & Affordable Housing

Reimaging the Mall Market & Financial Analysis

Regent Park Phases 4 & 5 Commercial Analysis

East Harbour Commercial Market Analysis

Parcel
Mirvish Village (Honest Ed’s) Retail Market Analysis
West Don Lands Disposition Strategy
Booth Street Complex Development Strategy
Truro Development Strategy
Commerce Court Complex Retail Market Assessment
Mr. Christie Commercial Market Assessment
Promenades de la Cathedrale Market Assessment
Yorkdale Shopping Centre Expansion Strategy
Sidewalk Toronto Economic Impact Analysis

Union Park West Economic Impact Analysis

Niagara Parks Economic Impact Analysis

Villiers Island Economic Impact Analysis

Annual Economic Impact Reporting

BC Mass Timber Economics Study

Granville Hotel Economic Impacts

Oakridge Centre Redevelopment Economic Impacts
Airbnb Economic Impacts

YMCA Expansion Economic Impacts



Parcel

Matt Paziuk

Principal

matt@parceleconomics.com

416-869-8264 x 202

250 University Avenue, #217, Toronto, Ontario, M5H 3E5

With more than 10 years of hands-on experience in the real estate development industry, Matt began his career as
part of the Mirvish+Gehry development team, where he was responsible for helping to secure municipal approvals
for more than 2 million square feet of mixed-use development in Downtown Toronto.

Together with Chris and Craig, Matt has played an integral role on many complex and transformative projects
across the Greater Golden Horesehoe and across Ontario for both public and private sector clients. On each
project, Matt brings a data-driven approach to develpoment feasibility and planning policy formation, which
ensures that our clients’ visions are aligned with economic and market realities.

Matt has extensive experience in pro forma financial feasibility analysis, as well as a range of other land economics
assignments focused on residential / non-residential market analysis, economic impact modelling, as well as land
needs assessments. These skills have helped Matt support his partners at the LPAT/OLT across a variety of appeals,
ultimately delivering a successful outcome for our clients.

Bachelor of Business Administration (BBA), Economics Minor
Lazaridis School of Business and Economics
Wilfrid Laurier University

Urban Land Institute (ULI)

16-Course Real Estate Financial Modelling Accelerator
A.CRE



Inclusionary Zoning & Housing Assessment Updates

Density Bonus Provisions Feasibility Analysis

Family-Sized Housing By-Law Feasibility Study

Enabling Missing Middle & Affordable Housing

Office Space Needs Study

Central Oshawa MTSA Plan

Downsview Wiliam Baker (Toronto) Market Advisory

Residential Infill Opportunities in Neighbourhoods

Inclusionary Zoning Feasibilty Peer Review

Les Terrasses de la Chaudiére Masterplan Study

VMC Commercial Use Assessment & Office Feasibility

Brampton University & Innovation Hub Economics

Downtown Brampton Riverwalk Economic Impact

National Training Centre Economic Impact

Rockcliffe (Ottawa) Market Advisory

Booth Street (Ottawa) Market Advisory

Villiers Island Economic Impact Analysis

Greyfield Revitalization Strategy

Parcel

Regent Park Phase 4 & 5 Retail Advisory

Queen Street West Retail Strategy

Oro-Medonte Auto Innovation Park, Economic Impact
Commerce Court Retail Opportunity Study
Cloverdale Mall Reposition Strategy

East Harbour Office Market Demand Analysis
Brampton Office Market Demand Analysis

Burl's Creek Events & Campround, Economic Impact
Brampton Highest & Best Use

4800 Yonge Office Market Study

Mimico-Judson Pro Forma Analysis

Various Toronto Employment Conversions

Union Park West, Economic Impact

eSports Arena Economic Impact

Autocomplex Community Services & Facilities Study
Mr. Christie Employment Land Conversion

Honest Ed’s Retail Market Impact Analysis

Pan Am Games Athletes Village, Economic Impact



Parcel

Ryan Taylor, MPIl, BCom

Associate

ryan@parceleconomics.com
416-869-8264 x 204

250 University Avenue, #217, Toronto, Ontario, M5H 3E5

Ryan is an Associate at Parcel and holds a Master of Planning in Urban Development from Toronto Metropolitan
University and a Bachelor of Commerce from McGill University. Ryan’s background in planning policy and data
analysis allows him to approach projects from both qualitative and quantitative perspectives. He has a strong
understanding of local, regional, and provincial planning policy and processes, with a particular focus on housing
policy and economics.

Prior to his work with Parcel, Ryan worked as a housing consultant where he was responsible for assignments on
housing policy and development proposals for municipalities and non-profit clients in Ontario. He began his career
as a planning consultant for post-secondary institutions where he devised space solutions for colleges and
universities across Canada and internationally. While completing his Master’s, Ryan was the Project Manager and a
research assistant for StudentMoveTO, a research partnership of 10 post-secondary institutions and four
community organizations advocating for improved transportation options for students in the GTHA. In this role,
Ryan oversaw the delivery of the largest-ever survey on student transportation with over 18,000 responses and
analyzed the results for publication.

Master of Urban Development (MPI)
Toronto Metropolitan University

Bachelor of Commerce (with Distinction) (BCom)
McGill University

Presenter - StudentMoveTO Symposium (2022)

Jane’s Walk Leader - Toronto (2021, 2022)

Presenter - Association of Collegiate Schools of Planning (ACSP) (2021)

Undergraduate Studio Mentor - Toronto Metropolitan University, BURPI Program (2020)



Enabling Missing Middle & Affordable Housing

Inclusionary Zoning Peer Review & Updates

Community Improvement Plan Review

St. Thomas Market & Financial Feasibility

Feasibility Study for Family-Sized Housing Regulation

Downtown Plan Land Use Feasibility Study

GTA Land Value Assessment

Northeast Pickering Community Plan

Vaughan Metropolitan Centre (VMC) Forecasts

Affordable Housing Strategy & IZ Updates

Non-Residential Incentives Feasibility Analysis

Truro Feasibility Assessment

Niagara Region Land Needs Assessment Review

Housing Needs Assessment

Housing Strategy (with Dillon Consulting)*

Orillia Market & Financial Feasibility

Inclusionary Zoning Study*

Community Housing Site Highest & Best Use Analysis

Parcel

King Street East Residential Market Assessment
Housing Action Plan

Parkdale United Church Foundation*

UpBuilding! Non-Profit Homes (Guelph) Inc. *
Kawartha Lakes Haliburton Housing Corporation*
Wigwamen Incorporated*

KW Urban Native*

Elgin County Housing & Homelessness Strategy*
Housing Directions Study (with Dillon Consulting) *

Options for Affordable Housing*

Health Sciences Centre*
Campus Master Plan*
Campus Space Plan & Audit*
Campus Development Plan*
Campus Master Plan*

Campus Space Plan*

*completed prior to joining Parcel



Parcel

Project Experience (Selected)

We are regularly relied upon to provide professional
advice relating to financial feasibility testing, housing
supply/demand analysis and other early-stage

development planning for municipal clients.

To demonstrate this experience, we have prepared brief summaries of several featured projects that we believe

best characterize our capabilities, in addition to a brief listing of other selected projects completed in recent years'.

The featured projects herein have been tailored to highlight our strength in the following specific areas:

¢ Financial Feasibility (Pro Forma) Analysis ¢ Complex Multi-Stakeholder Engagement

¢ Concept Development & Testing ¢ Local & National Experience

¢ Highest & Best Use Studies o Site-Specific & Area-Wide Initiatives

¢ Municipal Financial/Fiscal Impact Assessments ¢ Innovative New Approaches & Models

e Other "Market-Based” Land Use Planning e Mix of Technical Analysis + Strategic Advice

' Some of the projects featured herein were previously completed by members of the Parcel team as urbanMetrics inc. All three of the key
personnel who were responsible for serving as Project Leads for these engagements—Chris White, Craig Ferguson and Matt Paziuk—are former
Partners and shareholders of urbanMetrics who have since formed a new corporate entity as Principals and Co-Founders of Parcel Economics
Inc. (“Parcel”). All of the active / ongoing client engagements identified have either been undertaken exclusively as Parcel or have been legally

assigned to the Corporation as of 2022. Should you have any questions, please do not hesitate to request additional information in this regard.



Parcel

Inclusionary Zoning (1Z) Feasibility Study Peer Review & Updates to
Affordable Housing Background Studies
City of Richmond Hill

Team Members:
. Chris White (Project Lead)
e Ryan Taylor (Lead Analyst)
. Matt Paziuk (Strategic Advisor)

Relevance:
e Inclusionary Zoning / Affordable
Housing Focus
e  Financial Feasibility Analysis
e Policy Implementation

. Peer Review Services

Parcel recently completed a multi-faceted engagement on behalf of the City of Richmond Hill that involved a
combination of: (1) a Peer Review of the 2021 Inclusionary Zoning Impact Assessment prepared by SHS
Consulting; (2) an Update to the City’'s Housing Needs Assessment; and, (3) an Update to the City's
Inclusionary Zoning Impact Assessment. Collectively, this body of work was intended not only to provide a third-
party review of work completed previously on behalf of the municipality in satisfying provincial requirements, but
also to satisfy requirements associated with Federal funding programs (i.e., CMHC's Housing Accelerator Fund

grant).

This work represented a timely update to appropriately capture two key shifts in the local housing development
landscape: (i) changing housing legislation at the provincial level; and (ii) evolving market conditions (e.g.,
significant increases to construction costs, escalating interest rate environment, slow-down in the condominium
market, etc.). By reflecting these recent changes, our work offered the City an ability to better assess and more
accurately communicate the ability of local development projects to achieve financial feasibility as a general
baseline condition, as well as in the context of supporting additional value capture in the form of affordable housing

delivery.



Parcel

Inclusionary Zoning (1Z) Feasibility Study Peer Review
City of Kitchener (+ Cities of Waterloo / Cambridge)

Team Members:
. Chris White (Project Lead)
. Matt Paziuk (Lead Analyst)

29

Township of
WOOLWICH

City of
WATERLOO **™
-

Relevance:

City of

CAMBRIDGE e Inclusionary Zoning / Affordable

Housing Focus
e  Financial Feasibility Analysis

e  Policy Implementation

. Peer Review Services

KITCHENER

Township of

Members of our team—Chris White and Matt Paziuk—were retained by the Cities of Kitchener, Waterloo and
Cambridge to provide an unbiased, third-party perspective and to further validate/refute the findings presented
as part of the Inclusionary Zoning financial feasibility research assignment undertaken by their consultants.
Our role for this assignment was to validate the underlying appropriateness, accuracy and suitability of the study

prepared for the subject municipalities, thereby providing additional confidence in the findings presented.

This included a detailed review of the various supporting analyses prepared as part of the original engagement
(i.e., confirming the appropriateness of the methodological structure of the analysis as well as the validity of key
assumptions / inputs), as well as a corresponding written opinion and critique of the work, with the ultimate goal of

making a determination as to whether the draft reporting met the requirements of Ontario Regulation 232/18.

NOTE: Our team has also more recently been engaged by the municipality to complete a range of other feasibility-
based reviews of potential rental housing replacement policies, in parallel to our original work on this IZ peer review,

as well as the Enabling Missing Middle & Affordable Housing study featured herein.



Parcel

Enabling Missing Middle & Affordable Housing
City of Kitchener

Team Members:
. Chris White (Project Lead)
. Matt Paziuk (Lead Analyst)
o Ryan Taylor (Analyst)

Relevance:

e  Affordable Housing Focus

5 * ¢ Supply/Demand Analysis
; » L *1 Lo ¢  Financial Feasibility Testing
) . Industry Engagement
f e '$ e  Private + Public Sector Participants
: " » e Municipal Finance Considerations
J ; e Incentives Strategy

Parcel was recently retained by the City of Kitchener to lead a complex, multi-disciplinary assignment focused on
evaluating and ultimately developing recommendations relating to the key market, policy and regulatory solutions

capable of maximizing the provision of missing middle and mid-rise residential uses in the community.

To this end, the primary purpose of our engagement was to develop an extensive financial modelling of 8
different housing typologies across ownership / rental tenures and multiple different geographies /
neighbourhood contexts in a manner that sought to improve housing diversity in Kitchener and create new

opportunities to bolster options across the full spectrum of housing.

To arrive at these preferred outcomes, our project team—comprised of land economists, planners, architects / urban
designers and municipal strategic advisors—investigated factors including the economics of new real estate
developments, the magnitude / type of financial incentives required, as well as a review of possible efficiencies
and/or other process-related improvements to be considered by the City based on an “outside looking in” lens
and inspiration from other jurisdictions.



Parcel

Reimagining the Mall - Market Opportunity & Feasibility Analyses+
City of Mississauga

Team Members:
. Chris White (Feasibility Lead)
. Matt Paziuk (Advisor)

Relevance:
e  Affordable Housing Focus
e  Financial Feasibility Analysis
e Area-Specific Concept Development
e Municipal / Policy-Focused
e  Innovative Approach
e  Optimized Mix of Land Uses

Chris White—Principal of Parcel-was retained as the Market & Economic Lead for a forward-thinking policy
assignment in the City of Mississauga that considered the long-term evolution and potential redevelopment of five
pre-defined nodes anchored by traditional, low-density suburban shopping centres. We worked as part of a multi-
disciplinary consulting team to ensure that future intensification in these areas was envisioned in a manner that
fosters healthy, mixed-use communities. Our role was to ensure that any new land use concepts and
demonstrations being advanced were viable from an overall market acceptance and financial feasibility
perspective, including the preparation of a series of detailed reports that spanned multiple neighbourhoods /

submarket areas, necessitating a consistent and replicable approach for each community “node”.

As part of the subsequent policy implementation for these nodes, our team was also retained to complete a more
targeted update to our financial feasibility analysis across all of the same areas, which considered the implications
of different affordable housing targets, based on a series of resulting “sensitivity” analyses. This has also involved

providing expert testimony at an ongoing Ontario Land Tribunal (OLT) hearing on the matter.

AWARD: Canadian Institute of Planning (CIP) Award: Planning Excellence, Planning Healthy Communities



Parcel

Inclusionary Zoning (1Z) Feasibility Study Peer Review

Peel Region (+ Municipalities of Mississauga / Brampton / Caledon)

Team Members:
. Chris White (Project Lead)
. Matt Paziuk (Lead Analyst)

Relevance:
e Inclusionary Zoning / Affordable
Housing Focus

Protected Major Transit Station Areas - . e .
Subject to Inchusionary Zoning e  Financial Feasibility Analysis

[ P M T Suton . Policy Implementation

Inclusionary Zoring (2) Areas . Peer Review Services
ZAwm

. QA2
1Z Aren 3A
Z Area 38

N ZAne s

Similar to our work in Kitchener-Waterloo, we undertook a similar third-party peer review of the supporting Housing
Impact Assessment Report prepared as part of the implementation of a new Inclusionary Zoning framework in Peel
Region.

This included an equivalently detailed review of the underlying analysis and supporting research program
completed as part of the study, in addition to ultimately arriving at a determination as to whether the work
completed to date met the requirements of Ontario Regulation 232/18. Our engagement also involved

engagement with municipal officials across both upper and lower tier interests and representation.
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