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February 13, 2020 

Yonge Park Developments Inc.  

C/O Mr. Mario Angelucci 

Director of Development and Planning 

Easton’s Group/Gupta Group   

3100 Steeles Avenue E, Suite 601 

Markham, Ontario 

L3R 8T3 

Dear Mario, 

RE: 4050 Yonge Street – Density Assessment & Economic Benefits Analysis (Toronto, Ontario) 

urbanMetrics inc. (“urbanMetrics”, “uMi”) is pleased to submit this Density Assessment and Economic 

Benefits Analysis to Yonge Park Developments Inc. (“Yonge Park”), prepared in support of your 

pending rezoning application for lands located at 4050 Yonge Street on the northwest corner of the 

intersection of Yonge Street and Wilson Avenue in the City of Toronto.  

The purpose of this study has been two-fold and includes: 

• Density Assessment – To evaluate the current residential and employment density in the 

surrounding area (i.e., within a 800 metre radius from York Mills subway station), as well as to 

determine the opportunity for future growth and intensification over the longer-term planning 

horizon, based on the type and scale of development possible on the subject site and at other 

nearby undeveloped or under-developed sites (identified as the “soft sites”). 

• Economic Benefits Analysis – To highlight the range of economic and employment-related 

benefits likely to be derived as a result of both the significant one-time capital investment 

required during the initial planning/design/construction phases of the subject development 

proposed on the 4050 Yonge Street site, as well as the ongoing operation of the new real 

estate assets established on the site (i.e., the new hotel, office, residences and other 

supporting commercial facilities).  
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The results of this supporting research and analysis are intended to serve as additional input and 

context to other supporting studies being submitted as part of your application, including the 

Planning Rationale completed by Bousfields Inc. (“Bousfields”). 

We hope that you find this information helpful as part of the ongoing planning efforts for the site. 

Please do not hesitate to contact us if you—or other members of the project consulting team—have 

any questions relating to the information presented herein. Similarly, we would be happy to discuss 

our findings with planning staff at the City of Toronto or other municipal representatives, as needed. 

Yours truly, 

urbanMetrics  
 

 

 

 

Douglas R. Annand, CMC, PLE    Christopher R. White, PLE 

Partner      Associate Partner 

dannand@urbanMetrics.ca    cwhite@urbanMetrics.ca  
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Executive Summary 
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Density Assessment 

Current Population & Employment Densities 

• The York Mills MTSA currently contains some 5,928 residents, exhibiting an existing population 

density of some 30 residents per hectare (per 2016 Census data, adjusted for under-coverage).  

• This represents the fourth lowest population density over the majority of the TTC network1. 

Furthermore, the only comparable stations lower than York Mills from a population density 

perspective have significant additional residential and non-residential development planned in 

their immediate vicinity. 

• Based on available Toronto Employment Survey data, the York Mills MTSA currently supports a 

total of some 8,828 jobs, representing an employment density of approximately 43 jobs per 

hectare.  

• When considering both existing population and employment estimates for the subject MTSA, 

the total existing density has been estimated at some 73 people and jobs per hectare. This is 

lower than the population-only average for comparable MTSA’s noted above, and is 

particularly low for such a prominent station along the TTC’s Yonge Line given its relatively 

high passenger volume and usage from a ridership perspective.  

Future Development Potential 

• Based on the scale and type of development contemplated on the subject site, the project 

could potentially accommodate a total of some 591 residents and ±517 permanent on-site 

employees (including work-from-home jobs). 

• Additionally, a number of potential development sites—or “soft sites”—have been identified 

within the subject MTSA in direct cooperation with Bousfields, which could yield additional 

population and employment as part of the future intensification of this area. Including the 

subject proposal and the development of these soft sites, the aggregate residents and jobs 

total for this MTSA would reach some 19,320, representing an overall density of some 96 

people and jobs per hectare.  

 
1 Deliberately excludes stations on the recent northern extension of the Yonge-University subway line (Line 2), as well as 

the Scarborough RT. 
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Market Demand & Financial Feasibility Considerations 

• Based on underlying market and financial feasibility conditions in this part of Toronto, there is 

limited likelihood of a number of the other soft sites identified in the York Mills MTSA actually 

reaching the market. In our opinion, only two sites (Soft Site #1 and #3) show any real promise 

of achieving appropriate returns on investment. 

• There are a range of market factors and other economic trends/conditions that limit the 

viability of developing new office space within the York Mills MTSA. In particular, we note that 

the vast majority of recent demand for office space and the ongoing expansion of this market 

segment has been concentrated within/near Downtown Toronto, which now accounts for 

approximately 80-90% of anticipated growth in the City’s supply of office space to 2041. 

• Notwithstanding the above market conditions, our independent financial feasibility 

assessments further confirm that it is unlikely for any of the existing office properties in the 

York Mills MTSA to redevelop given a combination of the City’s current office replacement 

policies and the cost-benefit relationship of constructing new office spaces at this particular 

location (i.e., given the high costs of construction and relatively low rental rates). 

Future Density Estimates 

• Based on the potential population and employment yields for each of the identified soft 

sites—and considering the key market/financial realities of developing certain properties—we 

have estimated the potential future build-out of the subject MTSA under a number of different 

intensification scenarios:  

Scenarios Employees Residents Total 
MTSA Density 

per Hectare 

Status Quo (No New Development) 
  

8,828 
  

5,928 
  

14,757 
  

73 
  

Existing + Subject Site 
  

9,346 
  

6,519 
  

15,865 
  

79 
  

Existing + Subject Site + SS1 + SS3 
  

9,408 
  

7,867 
  

17,275 
  

86 
  

Existing + Subject Site + SS1-SS4 (All Sites) 
  

10,658 
  

8,662 
  

19,320 
  

96 
  

 

• As shown, even if all identified sites were to be developed in addition to the subject proposal, 

the York Mills MTSA would only achieve a density (new and existing) of some 96 residents and 

jobs per hectare. More realistically, we expect that this total would be closer to 80-85+ in the 

likely event that only the subject site and Soft Sites #1 and #3 are ultimately developed. 
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Economic Benefits  

One-Time Benefits 

• The total one-time capital investments associated with the construction of the various new 

residential, non-residential and parking-related uses proposed on the subject site have been 

estimated at some $233 Million. 

• This significant upfront investment is expected to generate a range of spin-off benefits to the 

local and national economies, including: ±$231 Million in total GDP value-added; ±1,905 full-

time equivalent employment positions; and ±$93 Million in government revenues across 

Canada2. More than two thirds (76%+) of these impacts will be realized within Toronto. 

• Included—at least in part—as part of these economic impacts are some ±$13.6 Million in 

development charges and more than $2.2 Million in other one-time municipal fees accruing 

directly to the City of Toronto (e.g., planning application and building permit fees). Similarly, 

although difficult to quantify at this stage, the subject proposal can also be expected to yield 

additional direct financial benefit to the City of Toronto by way of parkland dedication (i.e., 

cash-in-lieu) as well as Section 37 benefits (and/or Community Benefits Charges, per Bill 108). 

Recurring Benefits 

• In addition to the significant one-time capital spending associated with the project, the 

ongoing operation of the various new business establishments accommodated on the site are 

expected to generate some ±$94 Million in additional operating output each year. 

• This volume of annual operating output could yield the following ongoing economic benefits: 

±$94 million in total GDP value-added; ±869 full-time equivalent employment positions; and 

±$30 million in government revenues across Canada. The vast majority of these impacts 

(80%+) would be concentrated within the City of Toronto. 

• Among a range of other significant sources of government revenue associated within these 

ongoing business activities, the various new real estate assets developed on the subject site 

are expected to yield a total assessment value of some $287 Million. Based on current 

 
2 Includes impacts across Canada and revenues generated at all three levels of government (municipal, provincial, federal). 

Totals also include impacts/revenues realized within municipal and provincial jurisdictions beyond Toronto and Ontario. 
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municipal property tax rates, this could provide nearly $4 Million in annual revenues to the 

City of Toronto, or nearly 20 times the current format of the site as a surface parking lot.  

• In addition to property tax revenues, the proposed development could also generate between 

$600,000 and $900,000 annually in hotel tax revenues for the City of Toronto.   

Conclusions 
• Current development densities in the York Mills MTSA are extremely low; particularly by 

comparison to other parts of the City with equivalent transit access. There is a need for 

intensification to bring these population and job totals in line with current policy targets and 

to more accurately reflect the current usage/ridership of existing nearby transit infrastructure. 

• There is limited opportunity for future intensification within the York Mills MTSA for a number 

of reasons, including municipal land use planning policies, physical/geographic constraints, as 

well as the underlying real estate market conditions and financial feasibility considerations in 

this part of the City. The subject site at 4050 Yonge Street in particular represents one of the 

last remaining and potentially most significant opportunities for delivering additional 

residential and employment density within the York Mills MTSA.  

• In addition to its contribution to local population and employment densities, the subject 

proposal is expected to generate a range of notable one-time and recurring economic benefits 

for all levels of government, including benefits that will accrue directly to the City of Toronto. 

These represent meaningful economic benefits that could not be realized if the site were to 

remain as a surface parking lot based on the limitations created by existing use permissions.   
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1.0 Introduction 
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urbanMetrics inc. (“urbanMetrics”) has been retained by Yonge Park Developments Inc. (“Yonge 

Park”) to provide an independent Density Assessment and Economic Benefits Analysis of their 

proposed mixed-use development at 4050 Yonge Street. 

1.1 Purpose & Scope 
In order to evaluate the appropriateness of the type and scale of development proposed at this 

location, as well as to determine the project’s contribution to Toronto’s underlying policy and city-

building objectives, our study includes two main components, as follows: 

• An assessment of the potential additional population and employment that could be 

generated within the subject York Mills Major Transit Station Area (MTSA), particularly as a 

function of new development on the subject site and a number of other “soft sites” identified 

based on development concepts prepared by Bousfields Inc. We have also estimated the 

resulting and potential future density of the area on a persons and jobs per hectare basis, 

including comparisons to other Toronto MTSA’s and broader policy-based density targets. 

• A detailed analysis of the economic benefits of the proposed transformation of 4050 Yonge 

Street from a surface parking lot to a mixed-use development. Our approach to economic 

impact analysis measures the direct, indirect, and induced impacts of both the one-time 

capital investments associated with the project and the recurring (annual) operations of the 

proposed new facilities on the site at the municipal, provincial, and federal levels.  

1.2 Development Concept  
The proposed development on the 2.0 acre (0.8 hectare) subject site consists of residential, hotel, 

office and retail/service components, distributed over some 61,142 square metres of total gross floor 

area (as calculated per City of Toronto ZBL 569-2013). This total space can be broken down as follows:  

• The 32,414 square metre residential component, providing 290 units, occupies a 35-storey 

tower at the western edge of the subject site abutting Wilson Avenue; 

• The 22,518 square metre hotel component accommodating 312 rooms, is located in a 21-

storey tower on the eastern edge of the site adjacent to Yonge Street;  

• The remaining 1,510 square metres of retail/service space is spread across the ground floor in 

the podium that supports both towers and establishes the floor plate for the entire 

development; and, 

• The 4,602 square metres of office space is also located in the podium but is spread across the 

2nd and 3rd storeys.  
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2.0 Density Assessment 
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2.1 Site Context 
The subject site is located at 4050 Yonge Street, on the northwest corner of Yonge Street and Wilson 

Avenue in the City of Toronto. It is bound to the south by Wilson Avenue, to the east by Yonge St, to 

the north by a public dog park and golf course service area, and to the west by the golf course and 

ravine.  

• North: The site is bordered to the north by a public dog park and golf course along with the 

associated services access road. Further north is a large mixed-use office building of more than 

225,000 square feet, which is part of a large multi-building office park totalling nearly 700,000 

square feet of gross floor area, that includes the Evangel Temple Church and the Auberge du 

Pommier restaurant. 

• West: To the west and north-west of the subject site is the public Don Valley Golf Course, 

which follows the Don River and associated natural heritage system. Further west of the golf 

course is the historic campus of the Canadian Forces College.  

• South: Across Wilson Avenue to the south is municipal parkland that is part of the natural 

heritage system surrounding the Don River. Farther to the south is a large multi-family rental 

apartment building. On the southeast corner of the intersection of Wilson/York Mills and 

Yonge St, there is a Shell Gas Station, and further south a TTC entrance to York Mills Station, 

parkland, and an 8-storey residential condominium.  

• East: Across Yonge Street direct east of the subject site is a large mixed-use office building 

containing approximately 570,000 square feet of gross floor area. This building is bordered to 

the east by a residential neighbourhood of single detached homes. Across Yonge Street to the 

northeast is a heritage property, an Anglican church, and a smaller mixed-use office building of 

approximately 92,500 square feet gross floor area.  

2.2 Development Context 
The area in the immediate vicinity of the subject site has been relatively unchanged for nearly 20 

years. This is particularly notable given the significant rate of growth and substantial amount of 

development activity throughout the balance of the City and Region during this period. The most 

recent development in the subject area was the construction of Hillside Ravines II and III at 28 and 38 

William Carson Crescent on the northern periphery of the area just south of Highway 401. These 

buildings were completed in 2002 and 2005, respectively. The most recent non-residential 

development was the construction of the Shell gas station at 4021 Yonge Street on the south-east 

corner of Yonge and York Mills, which was completed in 2000.  
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Similarly, there is only one active development application in the vicinity, which is a proposed 14-

storey, 64-unit residential building at 4155 Yonge Street on the south side of William Carson Crescent, 

which has been appealed to the LPAT. There was significant opposition to the proposal, 

predominantly focused on the proposed height exceeding that of the adjacent natural ridge as well as 

the surrounding area. Much discussion centred on the fact that the corner of the proposed structure 

was less than 1 metre from the bottom toe of the ridge slope, which is designated as a natural 

heritage feature.  

2.3 Existing Densities 
As part of its growth management strategy and land use planning policies at other levels of 

government, the City of Toronto has identified “Major Transit Station Areas” or “MTSA’s” in the 

vicinity of rapid transit stations. Rapid transit is commonly defined by having its own right of way and 

no interference from other modes of transportation or directions of travel. Within the City of Toronto, 

rapid transit consists of the subway and SRT network.  

The Growth Plan for the Greater Golden Horseshoe, 2019, required the delineation of 500 metre 

MTSAs with a development framework in place for minimum density targets, laid out at 200 residents 

and jobs per hectare for subways, 160 for light rail, and 150 for GO Transit rail. The most recent 

updates to this delineation were part of amendments to the Growth Plan, which established an 800-

metre designation based on approximately a 10-minute walk time.  

For the purposes of the following analysis, we have utilized an 800-metre radius around a centroid 

placed in the middle of the intersection of Yonge St and Wilson Ave as shown in Figure 2-1.  
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Figure 2-1: Study Area/MTSA Area Boundary 

 

SOURCE: urbanMetrics inc. with map inputs from Bousfields, ESRI  

Residential Density  

To evaluate the current population density within the subject MTSA and other comparable station 

areas throughout the City, we have undertaken an analysis of the number of residents within an 800-

metre radius of each TTC subway station. To ensure that the relative density is fairly and 

appropriately represented, we have deliberately excluded from our sample the stations from the 

latest northward extension of the Yonge-University subway (“Line 1”) completed in December 2017 

(i.e., including Downsview Park, Finch West, York University, Pioneer Village, Highway 407, and 

Vaughan Metropolitan Centre Stations), which have not experienced the same opportunity to develop 

and mature as the MTSA’s surrounding the older subway stations. We have also removed from our 

sample the Scarborough Rapid Transit line, which—as a surface level light rail line—represents a 

highly differentiated and slightly lower order of transit than the rest of the TTC’s subway network (per 

the Growth Plan’s unique minimum density requirements for different type of transit infrastructure). 

This assumption ultimately removes Lawrence East, Ellesmere, Midland, Scarborough Centre, and 

McCowan stations from our assessment as well, and leaves a total of 60 stations that were 

considered in our comparative analysis.  
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The average population density, calculated using a 

2016 census undercount adjusted population, for all 

of the Toronto MTSA’s considered in our assessment 

is 89.8 persons per hectare.  

By comparison, York Mills Station MTSA, as mapped 

in Figure 2-1, has a population density of just 29.5 

persons per hectare. This represents the 4th lowest, 

density amongst comparable subway stations, as 

plotted in Figure 2-2, with only Sheppard West, 

Yorkdale, and Wilson MTSAs exhibiting fewer 

residents per hectare than York Mills. Furthermore, 

we note that each of these other three stations areas 

have significant additional residential and non-

residential growth planned for the coming years, with 

substantial additional construction planned in the 

development pipeline. 

It is also important to note that the existing 

residential population density in the subject area 

near the site does not align with York Mills’ 

importance as a transit hub, with almost 30,000 

daily weekday passengers at subway platform level 

in 2018, the 27th highest number across the whole 

subway network. York Mills station is also the 

anchor point for the 95 York Mills and 96 Wilson 

buses, which are the 16th and 22nd most utilized of 

the 175 surface transit routes on the TTC network, 

serving a combined 53,000 passengers in 2016, per 

City of Toronto Open Data. Similarly, we note that 

the nearby GO Bus Station provides additional transit 

access and ridership volume to a certain extent. 

 

 

 

Figure 2-2: Toronto MTSAs - Residents per Hectare 
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Employment Density  

As shown in Figure 2-3, there are an estimated 8,609 jobs within the York Mills MTSA based on data 

from the Toronto Employment Survey. The most prevalent NAICS sectors are 51-52: Information and 

Cultural Industries & Finance and Insurance, 54-55: Professional, Scientific and Technical Services & 

Management of Companies and Enterprises, and 62: Health Care and Social Assistance3. Of the total 

employment in the area, 87% is considered full time employment.  

Figure 2-3: Existing Employment in Study Area 

 

SOURCE: City of Toronto City Planning Department, Toronto Employment Survey, 2019 

While detailed employment survey data was not made available by the City of Toronto as part of our 

request for other MTSA’s throughout the TTC network, we generally anticipate that the employment 

density of this area is also below-average. As such, and notwithstanding the presence of some 

moderate office development to the north and east of the subject site, it is our professional opinion 

that the total residential and employment density of this area is among the lowest across all MTSA’s 

throughout the TTC network. This is further explored in the section below. 

We also note that—when including a work-from-home employment base in the area estimated at 

some 3.7% of the residential population, which is typically not included as part of the Toronto 

Employment Survey data—the total employment in the York Mills MTSA is closer to some 8,828. 

 
3 Selected NAICS industry categories grouped by City of Toronto for confidentiality. 

North American Indusry Classification System (NAICS)
Full Time 

Employment

Part Time 

Employment

Total 

Employment

11 - Agriculture, forestry, fishing and hunting -                    -                    -                    

21 - Mining, quarrying, and oil and gas extraction -                    -                    -                    

22 - Utilities -                    -                    -                    

23, 31-33 - Construction; Manufacturing 185                   6                       191                   

41, 44-45 - Wholesale trade; Retail trade 16                     43                     59                     

48-49 - Transportation and warehousing -                    -                    -                    

51, 52 - Information and cultural industries; Finance and insurance 2,279               150                   2,429               

53 - Real estate and rental and leasing 22                     151                   173                   

54, 55 - Professional, scientific and technical services; Management of companies and enterprises 3,106               59                     3,165               

56 - Administrative and support, waste management and remediation services 128                   9                       137                   

61 - Educational services 401                   6                       407                   

62 - Health care and social assistance 854                   535                   1,389               

71 - Arts, entertainment and recreation 33                     54                     87                     

72 - Accommodation and food services 132                   108                   240                   

81, 91 - Other services; Public administration 310                   22                     332                   

All Sectors 7,466               1,143               8,609               
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Total Residential & Employment Density  

Based on the information above, the combined total number of employees and residents within the 

subject MTSA has been estimated at approximately 14,757. Applying the commonly utilized planning 

metric, and MTSA minimum density measurements per the Growth Plan, 2019, of persons plus jobs 

per hectare, York Mills MTSA has a current density of approximately 73 persons and jobs per 

hectare (as shown in Figure 2-4).  

This combined employment and population density falls well below the minimum density target of 

200 as outlined in the Growth Plan. In fact, it even falls below the residential-only average for Toronto 

MTSA’s of 89.8, as demonstrated earlier in Figure 2-2. Consequently, a significant amount of 

intensification is required to meet density targets and bring the MTSA’s density to a level reflective 

of the available transportation infrastructure and current passenger volume at York Mills station.  

Figure 2-4: York Mills MTSA Residents and Employment Density Summary 

 

SOURCE: urbanMetrics inc. with data from Census 2016, Toronto Employment Survey 

2.4 Development Potential 
Based on the current policy context, as well as geographic and topographic characteristics of the York 

Mills MTSA, there are relatively limited opportunities for additional intensification in this area. As 

outlined in more detail through the corresponding research and reporting prepared by Bousfields, a 

significant amount of the subject MTSA’s land area is either occupied by or immediately adjacent to a 

Natural Heritage System feature, or is within a designated “low-lying” area. Furthermore, as there are 

little to no opportunities for vacant/greenfield type development—as is typical within the City of 
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Toronto—any future intensification of this area will necessitate redeveloping undeveloped or under-

utilized sites within the MTSA. To this end, Bousfields and the broader project consulting team have 

identified a total of 4 “soft” sites within the 800 metre MTSA radius, which have the potential for 

additional development in the coming years. 

Identification of Soft Sites 

The locations of the soft sites are shown in Figure 2-5 and described below. 

 
 

Soft Site 1 
Surface gas station at 4021 Yonge Street, on the south-east corner of the 
Yonge/York Mills intersection adjacent to the subject site. Soft Site 1 was 
identified as having “prime redevelopment potential” because of the 
current under-utilization of the site.  
 

 
 

Soft Site 2 
Potential assembly of lots from 4111 to 4141 Yonge Street, north of the 
subject site on the east side of Yonge. This site is currently occupied by a 
four-storey existing office building which would be subject to an office 
replacement requirement, and preservation of a 2-storey residential 
building with a heritage designation.  
 

 
 

Soft Site 3 
Located at 4155 Yonge Street, on the southeast corner of Yonge and William 
Carson Crescent, north of the subject site. The site is currently occupied by a 
surface parking lot, and has been the subject of multiple development 
applications proposing between 10 and 14 storeys of residential 
development. Both of these applications were appealed to the OMB/LPAT, 
with the first proposal being rejected due to conflict with applicable 
environmental and natural heritage policies, and the second currently in the 
appeals process. 
 

 
 

Soft Site 4 
Located at 4211 Yonge Street on the northeast corner of Yonge Street and 
William Carson Crescent and is currently occupied by a 5-storey office 
building that is subject to an office replacement requirement.  
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Figure 2-5: MTSA Development Soft Sites 

 

SOURCE: Bousfields Inc.  
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Residential and Employment Density Estimates 

Combined, the development concepts for each of the soft sites identified could support an additional 

2,143 residents and 1,312 employees, as shown in Figure 2-6. These estimates are based on the total 

gross floor area and unit count estimates prepared for each site by Bousfields, as well as a range of 

related assumptions and professional estimates prepared by urbanMetrics relating to likely building 

efficiencies (i.e., gross to net/leasable ratios), average unit sizes, employment densities, prevalence of 

work-from-home employment, etc. 

Combined with the existing 14,757 residents and employees within the 800-metre radius, this would 

take the total residents and jobs in the MTSA to some 19,320 (including the subject site and all four 

soft sites identified). This represents an increase of approximately 4,564 persons and jobs (31% 

growth), yielding an ultimate MTSA’s population and employment density of 96 per hectare. 

Figure 2-6: Employment and Residential Population Yields of Soft Sites 

Site Residents Employees 
Total Residents + 

Employees 
Soft Site #1 1,204 57 1,261 

Soft Site #2 348 473 821 

Soft Site #3 145 5 150 

Soft Site #4 447 777 1,224 

SUBTOTAL – Soft Sites 2,143 1,312 3,455 

Subject Site 591 517 1,108 

GRAND TOTAL – All Sites  2,734 1,830 4,564 

SOURCE: urbanMetrics inc. Totals may not add due to rounding. 

Market Considerations 

Although not the focus of this particular study, urbanMetrics has extensive experience evaluating the 

market for office uses in the City of Toronto and throughout the broader GTA Region, including the 

preparation of detailed office space demand projections. Based on this previous professional 

experience and our involvement with other similar projects in the North Toronto submarket in 

particular, we note that there are a range of key market factors and other economic 

trends/conditions that limit the viability of developing new office space in this part of the City. The 

following provides a brief overview of some of these factors. 

• Significant Residential Growth in Downtown Toronto – With the significant amount of new 

residential development activity that has taken place in the Downtown recently—and in 

particular high-density residential condominium development—a large percentage of the 

growing younger educated workforce in the GTA now resides either directly within or near the 
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Downtown. As a result, many office businesses are seeking to relocate closer to the core in an 

attempt to attract and cater to this significant and growing concentration of existing and/or 

potential new employees. 

Moreover, an increasing number of these younger office employees are choosing to forego 

automobile ownership in favour of public transit and other forms of transportation (i.e., 

walking, cycling, roller-blading, etc.), which reduces the average distance they are able or 

willing to travel to work.  

• Importance of Access to a Broader Public Transit Network – As traffic congestion in Toronto 

and the GTA continues to worsen, transit access has become an increasingly important factor 

in the locational decisions of local office businesses. In particular, this trend has resulted in an 

increase in the number of office users seeking locations in and near the Downtown and the 

Financial Core, given their proximity to a range of higher order transit infrastructure, including 

subways, streetcars, commuter-rail services, and other transit connections. 

It is important to note, however, that this emphasis on transit access has not necessarily been 

demonstrated equally across the City’s subway network. Instead, office uses have generally 

been attracted to selected locations that offer a combination of different higher order 

transportation options, including major transit hubs like Union Station which contain both 

local-serving rapid transit access and regional commuter rail options. While the York Mills 

MTSA provides direct access to the subway in addition to bus service and nearby GO Bus 

Station, it generally does not provide for the level of multi-modal transit infrastructure 

required to support any more meaningful amount of office development.  

• Access to Amenities – Similar to above, the expectations of office tenants in Toronto have 

shifted significantly in recent years, with growing emphasis placed on access to entertainment, 

recreation and other cultural amenities (e.g., bars/cafes/restaurants, shopping, event venues, 

etc.). These are typically most prevalent and concentrated in and around the Downtown, with 

limited options available in other submarkets (including the Yonge/York Mills area). 

• Relocation of Major Office Headquarters to Downtown – In response to the various trends 

and factors identified above, many large companies that were previously located in the outer 

suburban ring have recently opted to relocate closer to the Downtown. Countless examples 

from Tim Hortons, Coca-Cola, Deloitte, CIBC, Microsoft, Telus, Google, Apple, CISCO and PwC 

have all recently relocated and/or significantly expanded their office presence in the 

Downtown. This has continued to fuel additional spin-off and related growth from office users 

wanting to be located near these major anchor tenants. 

• New Office Users to Toronto – Although there has been a significant increase in demand for 

new office space in the Downtown from companies already located in the GTA (e.g., 

companies previously located in the suburbs relocating to the core, as well as existing core 
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office users seeking more state-of-the-art facilities, or expanded back-office uses), there is also 

a substantial and growing interest among companies new to Toronto. These new users are 

typically considering Toronto in the context of more global market conditions (i.e., competing 

directly with other major North American markets like Boston, Chicago and New York) and 

therefore typically attracted to the primary business centre of Toronto versus more suburban 

neighbourhoods.  

Overall, based on recent development trends since 2011 and the type and extent of new office 

development proposed across Toronto to 2041, approximately 80-90% of new office space 

expansion in the City is expected to be concentrated in the Downtown4. From this, it is clear that 

there is relatively limited interest for additional new office space in other parts of the City, including 

North York.  

Development Feasibility 

In addition to the underlying office market conditions outlined above, urbanMetrics has also 

undertaken a more targeted evaluation of the financial feasibility of developing each of the soft sites 

per the concepts identified by Bousfields. Based on a combination of inputs and assumptions—

including existing land values, construction cost estimates, potential for revenue generation, etc.—the 

development concepts for each soft site have been evaluated using a simplified residual land value 

approach. This approach allows for a high-level assessment of the financial feasibility of each concept 

and entails estimating the future value of each property based on the total revenues and costs 

associated with their full build-out. These residual land values have also been retroactively compared 

against their current estimated value using a future net operating income calculation and 

capitalization ratio, the inputs of which have been standardized across all of the soft sites.  

We note the following with respect to our general approach for this part of our evaluation: 

• Our analysis simply considers a reasonable “break even” point that could ultimately yield a 

reasonable return on investment to the owner/developer of each property while also 

maintaining (or enhancing) the value of the existing real estate assets. This allows us to 

identify which sites can be reasonably expected to support intensification from a financial 

perspective.  

• Given the preliminary and conceptual nature of the development concepts under 

consideration, our simplified financial analyses do not take into account the time value of 

money (i.e., particularly given that the timing of any potential development is unknown at this 

stage). As such, any longer-term risk associated with this scale of development has not 

 
4 Based on urbanMetrics previous office market analyses. 
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necessarily been recognized directly in the numerical calculations presented herein. Similarly, 

we have not considered any revenue discounts or potential cost increases that might 

ultimately occur as part of the actual construction/operation of the new real estate assets that 

could potentially be developed.  

• In addition to basic revenues and costs associated with redevelopment (which are 

standardized on a per square foot basis across all of the development concepts), our financial 

assessments consider a portion of total revenues dedicated to developed profits. For the 

purposes of this analysis, we have tested a development profit of 15%, measured against total 

revenues resulting from the development concept. This margin is for illustrative purposes only, 

and may vary depending on the unique investment strategies and requirements of any 

landowner, but has been included to reflect the reality that intensification will only occur with 

a degree of financial feasibility that justifies further and more detailed investigation into 

potential redevelopment plans.  

Given the lack of demand for office space in the area, new office uses on any of the soft sites are likely 

to be difficult to incorporate in any feasible development scheme, in our opinion. While the high-level 

residual land value calculation is far from prescriptive, it indicates the potential willingness of a given 

developer to undertake an intensification project on the various sites identified under current market 

conditions (i.e., subject to the unique investment strategies of any given landowner, or the 

introduction of alternative policies, subsidies, or external factors, etc.). As explored further herein, the 

two sites that are subject to office replacement policies—Soft Sites 2 and 4—both demonstrate 

negative residual land values upon evaluating the potential for redevelopment. This is largely due to 

an incongruence between the high cost of constructing new or replacement office space (and 

associated structured parking) and the low potential returns of owning office space as a function of 

relatively low expected rents and above average vacancy rates; particularly within this submarket.  

The following provides a brief explanation of the implications of our high-level residual land value 

analysis as it pertains to each of Bousfield’s concept plans prepared for each Soft Site.  

Soft Site 1: 4021 Yonge Street 

Soft Site 1 is located on the southeast corner of Yonge Street and York Mills Road. It has a site area of 

approximately 5,682 square metres and a depth of between 60 and 67 metres. The development 

concept for Soft Site 1, delineated in Figure 2-7, includes 48,520 square metres of gross floor area, 

with 533 residential units spread across 48,020 square metres, with the remaining 500 square metres 

occupied by ground floor retail/service space.  
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Figure 2-7: Soft Site 1 Development Concept 

 GFA 
Residential 

Units 
Feasibility 

Residential 48,020 m2 533 

Viable Retail/Service 500 m2  

Total1 48,520 m2  

SOURCE: Bousfields Inc. 1 Total includes work at home employees based on residential population 

Our residual land value estimate for the development concept on Soft Site 1 was positive, as the 533 

residential units have a strong positive impact on the revenue-generating potential of the site. The 

current use of the site as a gas station impacts the viability of intensification both positively and 

negatively. Positively, there is no office space that must be replaced as part of the redevelopment 

concept, which mitigates the still considerable expense of developing these types of uses given 

current rental rates and opportunities to recoup the initial capital investments. The current gas 

station use affects feasibility negatively in terms of the potential remediation that would be necessary 

as a result of the underground storage tanks used as part of the current operations. Site specific 

remediation has not been considered in our residual land value analysis, but the potential profitability 

of redeveloping the site as per the Bousfields’ concept allows for a significant margin to offset this 

potential cost.  

Soft Site 2: 4111 – 4141 Yonge St 

Soft Site 2 is located on the east side of Yonge Street between William Carson Crescent and York Mills 

Road. The site is currently occupied by a four-storey office building and a 2-storey heritage designated 

building. A portion of the site consists of lands that are regulated by the Toronto and Region 

Conservation Authority and is within an area of archeological potential. The development concept for 

Soft Site 2, summarized in Figure 2-8, contemplates a total GFA of 23,455 square metres, with the 

existing office GFA replaced and incorporating a 16 storey residential building providing 154 

residential units across 13,946 square metres on the northern portion of the site.  

Figure 2-8: Soft Site 2 Development Concept 

 GFA 
Residential 

Units 
Feasibility 

Residential 13,946 m2 154 

Not Viable Office 9,509 m2  

Total1 23,455 m2  

SOURCE: Bousfields Inc. 1 Total includes work at home employees pulled from residential population 
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Our residual land value estimate for Soft Site 2 indicates that the site is likely not financially viable 

given the requirement to replace the existing office space and the incorporation of structured parking 

for the replacement office space as well as the added residential units. This calculation does not 

consider the potential impacts of the natural heritage features that could impact construction costs, 

although Bousfields’ development concept does consider adequate setbacks and shadow impacts on 

the adjacent Neighbourhoods designated lands. Our assessment also does not consider the potential 

savings or increased costs that could arise from any attempt at incorporating structural elements of 

the existing office building into the conceptualized building or the cost of altering or moving the 

heritage designated structure currently on the site. Even without these mitigating factors, the 

estimated residual land value of the site is negative, even before a developer profit is incorporated 

into the calculations. 

Soft Site 3: 4155 Yonge Street 

Soft Site 3 is located on the southeast corner of Yonge Street and William Carson Crescent, and is 

currently utilized as a surface parking lot. The site has a total area of 3,222 square metres. The soft 

site has a recent history of development applications, including the refusal of a 10-storey residential 

building by the Ontario Municipal Board (OMB) in 2013. The 14-storey development concept for Soft 

Site 3 is based upon the potential ultimate build out plan that was prepared in support of an OPA and 

RZA filed in October 2017 that is currently appealed to the LPAT.  

Figure 2-9: Soft Site 3 Development Concept 

 GFA 
Residential 

Units 
Feasibility 

Residential 10,312 m2 64 Potentially 
Viable Total 10,312 m2  

SOURCE: Bousfields Inc. 1 Total includes work at home employees pulled from residential population 

The residual land value estimate for Soft Site 3 indicates that there is potential for a financially 

feasible development on the site. The potential value of the residential units is significant enough to 

offset the cost of structured parking for those units, and, although the residual value of the site less 

developer profit is lower than the estimated cost of the site, the margin is sufficiently small to indicate 

that a residential development on the site could be financially feasible subject to certain landowners’ 

preferences or needs relating to profit margins.   
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Soft Site 4: 4211 Yonge Street 

Soft Site 4 is located on the northeast corner of Yonge Street and William Carson Crescent and is 

currently occupied by a 5-storey office building. The site has a total area of 8,129 square metres and 

was recently sold for $63 million. The development concept proposes an 8-storey office building that 

would replace the GFA of the existing office building and incorporate 198 residential units with a total 

GFA of 18,433 square metres, as well as 600 square metres of commercial space.  

Figure 2-10: Soft Site 4 Development Concept 

 GFA 
Residential 

Units 
Feasibility 

Residential 18,443 m2 198 

Not Viable 
Office 15,390 m2  

Retail/Service 600 m2  

Total 33,833 m2  

SOURCE: Bousfields Inc. 1 Total includes work at home employees pulled from residential population 

Our residual land value analysis of Soft Site 4 estimates that the development concept for the site is 

not financially viable. While the residential uses on the site are a positive contributor to land value, a 

combination of several factors including; the lack of demand for office space in the area, the high cost 

of providing structured parking for employees, and the current value of the property through its 

recent purchase price eliminates the possibility of a positive return on investment on the 

development concept. The estimated value of the redevelopment is negative before deducting 

developer profit and considering the current value of the site, and the difference is, in our opinion, 

too significant to warrant further investigation.  

Summary 

As demonstrated through our high-level residual land value analysis, the resulting calculations suggest 

that only the subject site at 4050 Yonge Street and the development concepts on Soft Sites 1 and 3 

have sufficient financial feasibility to be evaluated as potential contributors to increasing the density 

of the York Mills MTSA. Soft Sites 2 and 4 require a substantial amount of residential space beyond 

what was suggested in the development concepts in order to support the redevelopment of the 

existing office space on each site as well as the associated structured parking.    
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2.5 Density Impacts 
Notwithstanding the financial viability of the conceived development plans outlined in the previous 

section of this report, we have evaluated the potential impact on local population and employment 

densities within the York Mills MTSA. If all of the soft sites, including the proposed development at 

4050 Yonge Street, were to proceed with intensification according to plan, the estimated maximum 

achievable density of persons and jobs per hectare in the York Mills MTSA is 96 persons and jobs per 

hectare, as illustrated in Figure 2-11. Based on a total jobs and residents count of 19,320, this 

represents an increase of 4,564 residents and jobs combined and an increase in density of 

approximately 23 residents and jobs per hectare.  

More realistically, however, we note that the future development potential of the area would 

generally be limited to intensification on the subject site, and potentially Soft Sites 1 and 3, for the 

market and financial feasibility-based reasons outlined above. If only these three sites were to be 

developed, the total density of the York Mills MTSA would reach a limit of closer to 86 persons and 

jobs per hectare. 

Figure 2-11: Soft Site Development MTSA Density Impacts 

Scenarios Employees Residents Total 
MTSA Density 

per Hectare 
Additional Density 

per Hectare 

Status Quo (No New Development) 
  

8,828 
  

5,928 
  

14,757 
  

73 
  

0 
  

Existing + Subject Site 
  

9,346 
  

6,519 
  

15,865 
  

79 
  

6 
  

Existing + Subject Site + SS1 + SS3 
  

9,408 
  

7,867 
  

17,275 
  

86 
  

13 
  

Existing + Subject Site + SS1-SS4  
(All Sites) 
  

10,658 
 
  

8,662 
 
  

19,320 
 
  

96 
 
  

23 
 
  

SOURCE: urbanMetrics inc. with inputs from Bousfields Inc., 2016 Census, Toronto Employment Survey. Some numbers 

may not add due to rounding. 

Regardless of the exact number or specific properties to be developed, these calculations 

demonstrate that the subject site in particular represents one of the last remaining and most 

significant opportunities for delivering additional density within the York Mills MTSA.  
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3.0 Economic Impact 
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3.1 One Time Impacts 

Inputs (Initial Capital Investments) 

As part of the proposed intensification of the subject site, the residential tower will be located 

towards the western edge of the property, while the hotel tower will be located on the eastern edge, 

fronting directly on Yonge Street. The towers are anchored by a multi-storey podium providing the 

retail and service space, while integrated underground parking will serve both residential and 

commercial uses.  

Based on the latest available development concept information available for the site and standard 

industry construction cost ratios, the total one-time capital investment associated with the various 

residential, non-residential and parking-related components of the project have been estimated at 

some $233 Million.  

It is important to note that these construction costs represent conservative estimates, which are 

intended solely to gauge the potential economic impact of the proposed development of the subject 

site. There is the potential for actual construction costs—and any resulting economic impacts derived 

from these initial capital investments—to exceed these order-of-magnitude estimates given the 

multitude of factors that could affect such development. For example, we have not incorporated the 

potential costs of luxury finishes in the residential or hotel components of the development, nor have 

we included any specific costs in excess of typical benchmarks or market averages that could be 

incurred in the construction of underground parking on a low-lying site such as this.   

Outputs (Economic Impacts) 

Based on the results of our economic impact modelling, the aforementioned one-time capital 

investments associated with the construction of the new hotel, offices, residences, and retail/service 

commercial spaces are expected to result in the following benefits:  

• ±$231 million in total GDP value-added to the Canadian economy;  

• ±1,905 full-time equivalent employment positions across Canada; and  

• ±$93 million in government revenues across Canada5. 

 
5 Includes revenues generated at all three levels of government (municipal, provincial, federal). Totals also include 

revenues generated within municipal and provincial jurisdictions beyond Toronto and Ontario, respectively. 
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As summarized in more detail in the figure below, some 76% of the economic value-added and 79% of 

the full-time equivalent jobs are expected to be concentrated within the City of Toronto. 

Figure 3-1: Economic Impact Summary - One-Time Capital Investments 

 

SOURCE: urbanMetrics inc., based on custom runs of the Statistics Canada Input-Output model. Rounded to the nearest 

$million and 100 jobs. May not add due to rounding. 
1 Represents the one-time capital investment required in constructing the new real estate assets envisioned for the site.  
2 Value added represent the total GDP value-added at the federal level. This includes value added occurring in the City of 

Toronto, elsewhere in the Province of Ontario and elsewhere across Canada.  
3 Jobs represents the full-time equivalent employment positions at the federal level. This includes employment generated 

within the City of Toronto, elsewhere in the Province of Ontario and elsewhere across Canada. 
4 Total government revenues include taxes and other charges realized at the City of Toronto, Province of Ontario and 

Government of Canada levels, as well as to a lesser extent at various other municipal and provincial jurisdictions across 

the country. 
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Municipal Fees 

Notwithstanding the more general “government revenue” calculations included in the previous 

section of this report, we have undertaken a more detailed and targeted evaluation as to the 

potential one-time municipal revenues that can be expected to be generated by the subject proposal. 

There are two primary types of municipal fees that are applicable to the proposed development: 

development charges (“DCs”) and other planning and development permit fees. Development charges 

comprise the vast majority of total municipal fees, whereas planning and development fees generally 

relate to the processing of applications and, while still significant in isolation, are relatively small by 

comparison to the broader economic impacts of the project.  

It is important to note that the following breakdown of development charge costs are estimates 

based on the latest publicly available information provided by the City of Toronto and are subject to 

change.  

 

Development Charges 

Development charges in the City of Toronto were last updated in November 2019 and consist of 

charges for general services and charges for engineered services. DC rates can be separated into 

residential and non-residential categories. As of the aforementioned update, non-residential 

development charges are levied on a per square metre basis on net-new ground floor space, while 

residential development charges are levied on a per unit basis and scaled in accordance with the 

number of bedrooms in the unit. The development proposal provides for a range of non-residential 

ground floor space, which—upon applying the current rate of $311.54 per square metre—results in 

some $1.0 Million of non-residential development charges. The proposal also accommodates 69 

residential units with less than 2 bedrooms, and 221 units with 2 or more bedrooms. These unit types 

have applied charges of $31,551 and $47,027 per unit, respectively. This results in a total residential 

DC charge of $12,569,986. The breakdown of development charges by service type, category, and unit 

type is illustrated in Figure 3-2.  

Collectively, this results in a total development charge estimate of some $13.6 Million. It is also 

important to note that—above and beyond these development charges—the proposed development 

can also be expected to generate additional municipal revenues in the form of parkland dedication 

(cash-in-lieu), plus any Section 37 benefits deemed applicable to the subject site. Alternatively, these 

benefits may be realized through a consolidated Community Benefits Charge, per Bill 108. 

*Caveat: Recent policy changes in the Province of Ontario, Bill 108: More Homes, More Choices Act 

may directly impact the calculations prepared in this report. Depending on the implementation and 

on-going refinements to the Act, further validation of the DCs and/or the proposed introduction of a 

new Community Benefits Charges (CBC) may be required. 
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Figure 3-2: Development Charge Breakdown 

 

SOURCE: urbanMetrics inc. with inputs from the City of Toronto Budget and Finances 

 

Planning and Development Permit Fees 

Planning and Building Permit fees are also levied on new construction by the City of Toronto. Those 

applicable to the proposed development on the subject site can be generally separated into 

construction related fees (building permits) and planning and development related fees. These 

selected fees have been summarized in Figure 3-3.  
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Figure 3-3: Building Permit Fees 

 

SOURCE: urbanMetrics inc. with inputs from the City of Toronto Services and Fees, and based on GFA calculations relevant 

to City of Toronto ZBL 569-2013.  

Planning and development fees are generally broken down into a base fee and separate per square 

metre fees for the primary and secondary uses of the proposed development. It is our understanding 

that—based on the potential requirements of an OPA, ZBA, and a Site Plan Control applied to the 

primary and secondary uses—the total estimated cost of one-time planning and development fees is 

approximately $700,000.  

Taken together, this results in some $2.2 million in additional one-time municipal fees and charges 

associated with the subject development. 

3.2 Recurring Impacts 

Inputs (Operating Output) 

Based on information provided by Yonge Park and urbanMetrics’ own independent research, the 

proposed development on the subject site is estimated to generate approximate $94 million in 

annual operational output. This is based on a total permanent on-site employment base of some 

±517 individuals (i.e., on a full-time equivalent basis) and relates to the ongoing operations of the 

proposed new hotel, office and retail/service commercial establishments, as well as work-at-home 

employees. 
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Outputs (Impacts) 

Based on these estimates of annual operational output, urbanMetrics has relied upon Statistic 

Canada’s Input-Output model to estimate and calculate the impacts of the proposed development on 

the subject site. Typically, these models utilize a net impact approach that calculates the additional 

economic benefit provided by intensification or redevelopment of a site. In the context of the subject 

site, the land is currently utilized as a relatively small surface parking lot that has negligible economic 

impact and therefore the economic benefits outlined below can generally be treated as “net new” 

impacts.  

The annual operational economic output associated with the proposed uses on the subject site is 

expected to result in the following annual benefits to the economy: 

• ±$94 million in total GDP value-added to the Canadian economy;  

• ±869 full-time equivalent employment positions across Canada; and  

• ±$30 million in government revenues across Canada. 

Approximately 81% of the value-added and 87% of the jobs identified will be generated directly within 

the City of Toronto. 
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Figure 3-4: Economic Impact Summary – Recurring (Annual) Operational Output 

 

SOURCE: urbanMetrics inc., based on a custom run of the Statistics Canada Input-Output model. Rounded to the nearest 

$million and 100 jobs. May not add due to rounding. 
1 Represents the ongoing operational output associated with the future businesses and employment base expected to 

occupy space in the fully developed subject site.  
2 Value added represent the total GDP value-added at the federal level. This includes value added occurring in the City of 

Toronto, elsewhere in the Province of Ontario and elsewhere across Canada.  
3 Jobs represents the full-time equivalent employment positions at the federal level. This includes employment generated 

within the City of Toronto, elsewhere in the Province of Ontario and elsewhere across Canada. 
4 Total government revenues include taxes and other charges realized at the City of Toronto, Province of Ontario and 

Government of Canada levels, as well as to a lesser extent at various other municipal and provincial jurisdictions across 

the country. 
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Annual Tax Revenues 

The proposed development on the subject site will generate multiple streams of tax revenue flowing 

to multiple levels of government. These streams include property taxes, corporate income taxes, 

personal income taxes and sales taxes resulting from the employee spending on site, as well as in 

other locations throughout the City of Toronto and beyond. As detailed previously, ±517 permanent, 

full-time equivalent jobs will be supported on the site, yielding a significant amount of labour income. 

Taxes are generated on this income, which, through flowing to various levels of government, will be 

recirculated back into the economy through expenditures on healthcare, education, infrastructure, 

and social programs.  

Businesses operating on the site, including restaurant, hotel, and office uses, will also pay a significant 

amount of corporate taxes. Their customers will also be subject to consumptive taxes (e.g. HST) 

through the purchase of goods and services from said businesses and other related establishments. In 

addition to traditional consumptive taxes, hotel bookings in the City of Toronto are also subject to a 

4% hotel tax that is collected by the City. Based on assumed occupancy and room rates typical of this 

market area, the proposed hotel uses on the subject site could potentially generate an additional 

$600,000 to $900,000 in annual revenues for the City.  

For the purposes of this particular study, we have focused on preparing a more detailed evaluation of 

the potential property tax revenues that could be generated on an annual basis upon completion of 

the project, as they are most relevant to the City of Toronto specifically. Other forms of government 

revenues have also been considered at higher level as part of the economic impact modelling detailed 

above. 

Based on the type and scale of development proposed on the subject site, as well as current 

assessment values for comparable properties in the local market area, the total assessed value of the 

subject development has been estimated at approximately $287 Million, upon completion. After 

applying current property tax rates for the City of Toronto for each real estate asset class, our analysis 

suggests that the project could generate a total property tax revenue of nearly $4 Million annually, 

which would accrue directly to the municipality.  
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Appendix A Economic Impact Approach 
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The quantitative economic impacts of the subject proposal at 4050 Yonge Street have been estimated 

using customized versions of the Statistics Canada Input-Output model, which simulate the flow of 

expenditures through the Canadian economy. The models provide a reliable measure of the following 

four key economic impacts:  

• Value Added to the Economy (GDP)  

• Employment  

• Labour Income  

• Tax Revenues to the Three Levels of Government  

The main steps in running an economic impact model are:  

1) Compiling the input spending data.  

2) Assembling the data to ensure all expenses are accounted for and divided into categories to 

ensure that the individual economic sectors are appropriately represented.  

3) Calibrating the model to the local economy using employment data.  

4) Running the finalized version of the model.  
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The basic principle of the model is the concept that each dollar of expenditure on goods and/or 

services purchased from a given industry sector circulates and re-circulates within the economy, 

thereby multiplying the effects of the original expenditure. This process is commonly referred to as 

the multiplier effect. An estimated multiplier for the one-time capital and ongoing expenditures for 

the proposed facilities on the subject site has three distinct components: 

• Direct Impacts represent the initial capital investments made to construct the project. These 

expenditures include the purchase of labour, equipment, other infrastructure and related 

services. 

• Indirect Impacts represent the subsequent purchases by suppliers required to produce the 

goods/services related to the original and ongoing investments in the project. 

• Induced Impacts result when workers employed in the sectors, stimulated by direct and 

indirect expenditures, spend portions of their incomes on consumer goods and services. 

Direct, indirect and induced impacts are estimated in terms of the following measures: 

Gross Output – a measure of total sales throughout the economy in question, as a result of an 

initial and ongoing expenditures on goods and/or services produced by an industry6. 

Employment – total full-time, full-year jobs generated by direct, indirect and induced 

expenditures. For one-time capital and ongoing expenditures, such as those being analyzed, 

the employment figures produced by the model represent years of full-time employment. For 

example, one job identified by the model represents the equivalent of one person working 

full-time for the duration of one year7. 

Labour Income – total value of wages, salaries and benefits received by employees associated 

with direct, indirect and induced expenditure. 

 
6 For example, with respect to a single construction project, an initial expenditure would be made to pay for the design 

firm and contractor. The design team would then hire staff, purchase equipment and materials, such as computers, 

software, paper, etc. The construction company, would also hire labourers, pay for construction equipment and materials. 

The staff in turn would purchase goods and services from their wages to support their everyday living. The sum of all of 

these expenditures would be the gross output. We do note that this involves some double counting (e.g., the initial 

expenditure, in reality covered wages and salaries, equipment, etc. of the contractors it hired) 

7 These employment figures represent the total full-time, full-year jobs generated by direct expenditures, as well as the 

indirect and induced impacts that are spread more broadly throughout the regional, provincial and national economies. 

For one-time capital expenditures, such as those analyzed in this study, these employment figures represent total years of 

full-time employment (e.g., one job identified represents the equivalent of one person working full-time for the duration 

of one year). 
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Government Revenues – revenues accruing to federal, provincial and local jurisdictions as a 

result of direct, indirect and induced expenditures. Revenue categories include personal and 

corporate income tax, sales taxes (e.g. PST and GST), property taxes and other miscellaneous 

taxes, tariffs and fees. 

Multipliers are expressed by the ratio of total impacts (direct, indirect and induced) to initial 

expenditures. For example, the gross output multiplier is calculated by dividing total gross 

output by the initial expenditure on the bundle of goods and/or services in question. The only 

exception is that of the employment multiplier, where total employment is divided by millions 

of dollars of expenditure. 

Localized Impacts 

In Canada, Statistics Canada calculates input-output accounts at the national, provincial levels only. 

The economic impacts for the City of Toronto were calculated by applying “location quotients” to the 

economic impact results generated for the Province of Ontario. Location quotients represent the 

share of employment in each industry sector relative to the Province as a whole. This is the most 

common and accepted methodology for determining localized impacts when industry and commodity 

data is not available. 

The logic to using location quotients to estimate localized impacts is that the relative share of 

employment within a given industry should be similar to the share of a purchase within that industry 

that could be sourced locally. There is the potential for significant cross purchasing between 

municipalities, regardless of the employment composition, however, this is less likely for the City of 

Toronto due to the overall size of the City and its existing industries. 

Other Considerations 

Discount Rate – A discount rate is most typically applied to an income stream to represent the time-

value of money, whereby both expenditures and revenues made in the future are discounted to 

reflect their diminishing value as time progresses. 

In the case of an economic impact analysis, the economic impacts are a direct result of the initial 

expenditures. For example, a multiplier will not change simply because the scale of an investment is 

reduced or increased (assuming the proportion spent within each industry category remains the 

same). For this reason, the discount rate would have to be applied to the capital expenditures, which 

would result in lower overall expenditures in the future. By showing undiscounted expenditures, it is 

our opinion that we are more accurately reflecting the true costs associated with the project, and 

therefore, better reflecting the true economic impacts.  
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Labour Supply Impacts – It is our opinion that the significant investments and corresponding 

construction activities at the subject site will not, in and of itself, cause any meaningful labour 

imbalances in the local economies of the Greater Toronto Area (“GTA”). Due to the depth and 

capacity of the GTA’s skilled labour force, we believe the GTA will be able to provide and attract the 

skillsets needed to build the project, while maintaining sufficient labour to enable other construction 

projects elsewhere in the Region are able to move forward. As such, we have not adjusted our 

analysis to account for these risks and have generally assumed that a reasonable amount of economic 

stability will prevail in these areas. 


