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October 14, 2004 
 
Mr. Marc H. Hewitt 
Vice President Planning 
Toronto Waterfront Revitalization Corporation 
207 Queen’s Quay West, Suite 822 
Toronto, ON  M5J 1A7 
 
Dear Mr. Hewitt: 
 
Re: Economic Impact of Gardiner Expressway Alterations 
 
Please find enclosed a draft copy of our Report assessing the economic impact associated with the removal of 
the Gardiner Expressway east of Spadina Avenue. 
 
This report is based on our cumulative analysis and presents quantitative and qualitative estimates of a potential 
range of economic impacts which could arise as a result of removing the Gardiner Expressway east of Spadina 
Avenue, and replacing it with a “Great Street” / “Grand Boulevard”.  The conclusions and estimates of 
economic impact presented herein are based, in part, on an analysis of comparable projects as well as on 
information provided to us by the City of Toronto, TWRC and the various consultants retained by it, including 
Marshall Macklin Monaghan. 
 
We appreciate having had the opportunity to work on this interesting and important assignment on your behalf.  
Should you have any questions, or require any clarification on our Report, please do not hesitate to contact me 
directly at 416.601.5958.  We look forward to receiving your comments on this document. 
 
Yours very truly, 
 
DELOITTE & TOUCHE LLP 

�

Ronald P. Bidulka 
Firm Director 
 
Enclosure 
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Project Component Duration Total Cost

Central 2 years $100 million

Transition 2 years $106 million

Eastern 3 years $240 million

Richmond / Adelaide - Don 
Valley Parkway

1 - 2 years $46 million

Front Street Extension 4 years not included

Total 7 years $492 million

Source:  Toronto Waterfront Revitalization Corporation �
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3.0 Economic Impacts of Construction 
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Project Component 2009 2010 2011 2012 2013 2014 2015 2016 TOTAL

Central $50 million $50 million $100 million
Transition $53 million $53 million $106 million
Eastern $80 million $80 million $80 million $240 million

Richmond / Adelaide - Don 
Valley Parkway

$46 million $46 million

TOTAL $46 million $50 million $50 million $53 million $53 million $80 million $80 million $80 million $492 million

Source:  Toronto Waterfront Revitalization Corporation �
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NATURE OF IMPACT AMOUNT

Direct Construction Expenditures $ 492.0 million

Indirect Impact $ 249.8 million

Induced Impact $ 210.3 million

Total Impact Attributable to Construction $ 952.2 million

Estimated Local Share

@ 65% $ 618.9 million
@ 80% $ 761.7 million �
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EMPLOYMENT IMPACT NUMBER OF JOBS

Direct 3,630

Indirect 1,790

Induced 2,650

TOTAL 8,070 �
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TAX REVENUE IMPACTS AMOUNT

Federal $ 59.8 million
Provincial $ 23.7 million

Total $ 83.5 million

PST $ 36.8 million
GST $ 32.2 million

Total $ 69.0 million

Federal Total $ 92.0 million
Provincial Total $ 60.5 million �
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LOCAL PROVINCIAL FEDERAL

Total spending Impact of $952.2 million, of which some $618.9 
million to $761.7 million will occur locally / regionally

PST revenue of $36.8 million GST revenue of $32.2 million

Total employment of 8,070 person years of employment, 
including 3,630 direct jobs

Income Tax revenue of $23.7 million Income Tax revenue of $59.8 million
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LOCAL PROVINCIAL FEDERAL

Total spending Impact of $952.2 million, of which some $618.9 
million to $761.7 million will occur locally / regionally

PST revenue of $36.8 million GST revenue of $32.2 million

Total employment of 8,070 person years of employment, 
including 3,630 direct jobs

Income Tax revenue of $23.7 million Income Tax revenue of $59.8 million

Forego the requirement of committing up to $102 million 
between 2004 and 2015 on the major maintenance / 
rehabilitation of the Gardiner Expressway

Forego the requirement of committing some $1.2 million per 
year on the day-to-day maintenance of the Gardiner 
Expressway (approximately $32.2 million over a 20-year 
period) �
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4.0 Spin-Off Impacts 
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LOCAL PROVINCIAL FEDERAL

Total spending Impact of $952.2 million, of which some $618.9 
million to $761.7 million will occur locally / regionally

PST revenue of $36.8 million GST revenue of $32.2 million

Total employment of 8,070 person years of employment, 
including 3,630 direct jobs

Income Tax revenue of $23.7 million Income Tax revenue of $59.8 million

Forego the requirement of committing up to $102 million 
between 2004 and 2015 on the major maintenance / 
rehabilitation of the Gardiner Expressway

Forego the requirement of committing some $1.2 million per 
year on the day-to-day maintenance of the Gardiner 
Expressway (approximately $32.2 million over a 20-year 
period)

Ability to create 2.0 million square feet of new development 
potential

Potential for redevelopment of the area south of the railway 
embankment and east of Yonge Street to occur at an earlier 
juncture

Potential for some 100 acres of property between Yonge and 
Cherry Streets, south of the railway embankment, to be 
improved to a higher and better use

Potential to generate an additional $2.5 million per years in 
property taxes (approximately $68.0 million over a 20 year 
period) �
�
�
�
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Appendix A 

General Assumptions and Limiting Conditions 
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