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Executive Summary & Overview of Key Findings

In August 2020, six downtown Toronto BIAs and the City of Toronto engaged SRRA to
benchmark and track progress towards the return to work in office employment in downtown

Toronto. SRRA was tasked with providing three deliverables:

A review of best practices in London, Paris, Frankfurt and New York to identify effective
approaches to communications, problem-solving and steps taken to mitigate the impacts of
COVID on office occupancy was delivered in September with updates provided monthly.

An Occupancy Index that provides a highly accurate estimate of the percentage of office
employees returning to work in downtown offices has been delivered monthly since September.
To our knowledge, the Occupancy Index is the only data-driven survey of its kind being

undertaken in commercial real estate circles anywhere in the world.

The third deliverable is this report on the economic and social impact of COVID on the
downtown economy. This examines the risks both to downtown employment and the downtown

residential community.

By almost any measure, downtown Toronto qualifies as the single most important real estate in
Canada. Although downtown occupies less than three percent of the City’s land area, the

assessed value of real estate accounts for about 25% of all revenues from property tax.

Downtown & City Employment by Economic Activity
Rest of Rest of

Total Employment 6 BIAs Downtown Downtown City Total
Wealth Creation 164,430 180,058 344,488

— 238,901 97,194
Institutional 171,665 324,736 496,401
Service 115,447 101,291 216,738 292,510 509,248
Consumption and 19,314 12,512 31,826 | 187,832| 219,658
Distribution
Total 373,662 178,547 584,659 985,136 | 1,569,795
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Forty percent of all jobs in the City are located downtown, as well as 30% of part-time jobs.
From the perspective of contribution to GDP, 40% of the City’s wealth is generated in only 20%
of all establishments, many of which represent the City’s largest employers.

The downtown economy is well suited, at the aggregate level, to survive COVID related
restrictions. This, however, can obscure the significant risk to many employees and businesses.
It is equally true that the downtown economy’s structure and diversified nature mean it is very
well situated to not only survive but thrive. It is important to note that the challenges faced in
Toronto are the same as those faced by our international competitors. Managing recovery will

see changes at the individual level but the long-term prospects for Toronto remains strong.

The downtown is an urban experience destination with many diverse and fast-growing

residential communities. With just over 273,000 residents, Downtown Toronto now accounts for
over 9% of the City’s population and has grown three times faster than the rest of the City since
2014, with downtown growth expected to be 2.25 greater than the rest of the City through 2024.

Just under two-thirds of the nearly 155,000 households downtown live in rental units. Economic
pressures and the unique demographics of the downtown population combined suggest that
more than one-third of these households may face economic pressures in the medium term that

could lead to re-location out of the Downtown.

The reputational risk faced downtown is perhaps the most easily addressed and also the risk
with the greatest potential for long-term damage. The attractiveness of the downtown is
significantly related to the amenities and activities that are available. Areas such as the Bloor-
Yorkville BIA, Entertainment BIA, Downtown Yonge BIA and the Waterfront BIA are “live, work,
play, learn, and shop” neighbourhoods. The very activities that have made these destinations

attractive, however, are now profoundly undermined by the restrictions required by COVID.

Cultural activities, hospitality and the tourism sectors are important attributes of the fabric of
these neighbourhoods and critical to their reputational attractiveness. This vibrancy also feeds

into the attractiveness and desirability to base corporate HQs in the Financial District BIA.

SRRA’s analysis concludes there are 10 main findings:
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#1 Impact of sustained COVID related shutdowns on GDP

The estimated GDP loss in downtown is almost half that for the City as a whole.

More than half — 56% -- of Toronto’s GDP is accounted for by wealth-creating and institutional

activities. These are disproportionately located downtown. Although the City’s GDP in a worst-

case scenario may be expected to decline by almost 20% as a result of on-going COVID-related

restrictions, the vast majority of jobs in the wealth-creating and institutional sectors that are the

foundation of the downtown economy are not at risk. The types of jobs in these activities are

generally salaried, higher paying and more insulated from COVID restrictions than many jobs in

the rest of the City.

GDP Risk Feb - Apr Estimated Impact Annualized

GDP
GDP Impact Change Rest of City Downtown
Mining, Oil and Gas -16.5% -$149,884,655 $-
Utilities -2.6% -$ 42,809,633 -$ 904,756
Construction -25.1% -$ 2,166,585,684 -$328,732,945
Manufacturing -28.8% -$ 4,394,270,253 -$103,467,731
Wholesale Trade -23.3% -$ 1,838,819,544 -$ 99,870,833
Retail Trade -29.4% -$ 1,841,865,910 -$420,951,627
Transportation & Warehousing -32.4% -$ 1,651,645,479 -$151,858,862
Information & Cultural -8.2% -$418,762,267 -$467,592,815
Finance & Insurance -1.4% -$117,462,390 -$330,461,150
Real Estate & Rental -3.8% -$777,808,140 -$396,292,218
Prof., Scientific & Technical -12.9% -$1,122,599,463 -$ 1,330,015,385
Management of companies -12.9%
Administrative & Waste -$1,536,587,168 -$396,160,168
Management -28.2%
Education -17.0% -$ 1,365,907,031 -$461,485,384
Health & Social -19.9% -$ 1,507,262,690 -$927,027,915
Arts, Entertainment and Recreation -58.0% -$509,253,782 -$482,579,341
Accommodation & Food -65.7% -$1,410,123,407 -$1,123,751,022
Other Services -38.6% -$887,567,231 -$459,071,974
Public Administration -6.2% -$312,046,977 -$344,723,850

TOTAL (Annualized)

-$22,051,261,706

-$ 7,824,947,977

Estimated Annualized GDP Impact

-19%

-11%
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#2 K-shaped recession and recovery: 123,00 jobs at risk

Downtown Toronto perfectly represents the parameters of a K-shaped recession, which places

the burden the economic downturn as well as the subsequent drawn- out recovery on the

shoulders of the lowest paid workers. In a pandemic in which the ability to work remotely is a

key to economic and health outcomes the result is stark.

Almost 70% of jobs in the downtown can reasonably be performed remotely on an on-going

basis. Using total compensation as a proxy for economic impact it can also be seen that these

jobs account for almost 80% of the economic activity generated by the downtown.

Remote Work Capacity in Total Total
Downtown Jobs Compensation
High 160,846 | 28% $ 15,908,416,760 39%
Institutional 31,598 $ 3,446,530,517
Service 389 $ 30,896,115
Wealth Creation 128,859 $ 12,430,990,128
Moderate 232,693 | 40% $ 16,321,234,072 40%
Consumption and Distribution 1,852 $ 59,554,825
Institutional 69,394 $ 3,987,704,567
Service 154,895 $ 11,608,861,277
Wealth Creation 6,552 $ 665,113,403
4% | $ 1,416,278,150 4%
Consumption and Distribution 6,115 $ 241,604,777
Institutional 9,321 $ 581,763,973
Service 2,803 $ 287,781,903
Wealth Creation 6,312 $ 305,127,498
28% | $ 6,812,478,052 17%
Consumption and Distribution 23,859 $ 633,922,063
Institutional 61,352 $ 3,896,096,128
Service 58,651 $ 1,391,757,258
Wealth Creation 22,707 $ 890,702,604
Grand Total 584,659 $ 40,458,407,033
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The problem, however, is the more than 30% of jobs rated as “Low” and “No” that cannot be

performed remotely on an on-going basis. These total more than 190,000 jobs.

Almost 70,000 of these jobs are Institutional and are largely concentrated in health sciences,

meaning the risk of these jobs disappearing is very low.

The balance of more than 120,000 jobs, however, are largely dependent for their survival on a

return to “normal’. In total, more than 6,750 establishments — almost 43% of all establishments

downtown — are at risk and these account for almost 9% of all businesses in the City.

Combined, these jobs are in activities that, prior to COVID, contributed approximately $6.0

billion to Toronto’s estimated GDP and provided more than $3.65 billion in compensation to

workers involved.

Downtown Establishments at Immediate to Mid-Term Risk

Compensation

Contribution

Sector Employment | Establishments Paid ($) to GDP ($)
Retail 22,546 1945 608,022,633 | 1,268,748,941
Couriers and messengers 360 25 13,042,244 13,665,999
Repair and maintenance 746 131 33,641,400 37,762,362
Accommodation 10,612 103 382,891,658 776,717,086
Food & Drink 41,660 2,450 843,387,538 | 1,083,523,887
Personal and laundry 5214 867 | 113,460,000 | 149505 424
services
Amusement, gambling and 3,751 163 85.408,043 | 125,813,862
recreation industries
Heritage institutions 1,941 45 53,549,880

i 863,575,541
Performing arts, spectator 10,946 203 296,166,575 ) '
sports and related industries
Scenic and sightseeing 225 5 5480,068 | 315,003,475
transportation
Charitable & Volunteer 18,827 637 906,887,590 772,089,100
Motion picture and sound 6,312 178 | 305,127,498 | 627,815,286
recording industries
TOTAL 123,140 6,752 | 3,647,065,126 | 6,034,220,963
Share of Downtown 21% 43% 9% 8%
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#3 Importance of Demand Suppression

Prior to the COVID-related restrictions implemented in March, 2020, more than 456,000 persons
employed in the downtown area commuted daily from outside the downtown area. Along with
the 273,000 regular residents of downtown, the 28 million tourists who visit each year, and the
245,000 students in regular and continuing education programs at institutions downtown,
employees from outside downtown account for almost 40% of the regular base of potential daily

consumers.

The necessary decision to close the border with the U.S. and a slew of additional restrictions on
travel then caused a hard stop to virtually all tourism and business travel, which in normal times
amounted to 28M visits annually, affecting hotels, restaurants and other businesses dependent
on conventions and related activities. With tourism effectively on hold for the duration of the
pandemic, 41% to 45% of the pre-pandemic baseline demand for goods and services downtown
has been removed. Travel from within the City to downtown for leisure and shopping activities

has also been greatly reduced.

The loss of both the physical presence in terms of foot traffic and physical spending on goods,
food and drink etc. by so many tourists, students and non-resident workers underscores how

critically important these customers are to the viability and character of downtown.

The result of these impacts is what economists refer to as a “demand-led recession,” where the
sources of demand have been eliminated. Not only is this unfamiliar territory for governments
more familiar with supply-side recessions, this COVID-inspired recession is not felt equally

across different sectors of the economy.
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#4 Medium Term is Critical: Risk to 40% of Jobs & GDP

Almost $4 billion in GDP and almost 81,000 jobs have either been effectively shut down already
or are poorly suited to survive the 2nd Wave extended lock down and/or a complete closing of
the border. Although these activities only account for 5.5% of the downtown’s total GDP they
account for more than 25% of the establishments downtown and almost 15% of all jobs.

Risk to Employment over 3 Time Periods

Estimated GDP
Period Employment Total Establishments (millions
Short Term 80,720 | 14% 4,018 | 25% $3,960| 5%
Medium Term 226,585 | 39% 6,546 | 41% $29,950 | 41%
Longer Term 133,519 | 23% 1,368 | 9% $24,697 | 34%
Low Risk 143,835 | 25% 3,873 | 25% $13,771 | 19%
Total 584,659 15,805 72,378

Policy choices made by the federal and provincial governments, the U.S. and internationally will
have a significant effect on medium-term economic impacts. As presently configured,
government programs are sufficient to support basic consumption by individuals and provide
relief for recurring expenses for a range of businesses. These programs will provide a floor to
demand and will help avoid the erosion of demand over the short-term from now through to
Spring, 2021. More concerning, however, is that these supports will not be sufficient to sustain
demand over the medium or even the longer term. Unlike previous recessions, the COVID

recession is the result of ‘demand suppression,’ or, for some industries, ‘demand elimination.’
Particular Risk to Small Business and Non-Government Organizations

The immediate and medium-term risk is greatest to small businesses. The Canadian Federation
of Independent Businesses (CFIB) reported in November 2020 that 51% of respondents to their

survey noted permanent closure within 1 year was likely based on current demand and revenue

drops. More than half -- 56% -- said that surviving the second wave will be a challenge.
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The longer this demand reduction persist, the greater the risk. SRRA estimates more than
225,000 jobs, in addition to the nearly 81,000 now in peril, may face significant challenges over
the medium term. It is this medium-term risk that is the most challenging representing almost
$30 billion in GDP and more than 40% of all downtown employment.

Thirty percent of NGOs have had to lay off staff, totalling about 3,000 jobs. Some 20% report
that, without specific financial supports, they will close permanently within six months.
In Toronto nearly 50% of NGOs indicate that will only be able to remain operational for one year

under current conditions.

#5 Economic Pressure on Residential Population: Younger
workers, those in the ‘giq’ economy and students

There are 50,288 downtown residents who hold jobs in economic activities that can be
considered to be at high risk to being impacted by COVID-related restrictions. This accounts for
almost 28% of the employed downtown labour force. This does not account t for those engaged

in the informal or “gig” economy.

Prior to the pandemic the Bank of Canada concluded that including this sector would increase
labour force participation rates by 2-3%. In downtown Toronto this would mean 5,000 to 7,500
people but probably higher given the fact that younger workers are over-represented in the gig

economy and are a larger share of the downtown population.

Some with these economically at-risk jobs, especially those with part time jobs, will also be
students. SRRA estimates this number to be approximately 30,000 or 20% of all downtown
households. How these people will act in a world of on-line schooling without the need to be
located near classes and the elimination or severe reduction of the attractions and amenities of

downtown is unknown.

These three parts of the downtown population total between 50,000 and 90,000. Allowing for
overlaps among the groups it is concluded that as many as 70,000 downtown residents face

economic pressures that may lead to their relocation over the medium term.
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#6 Raison d’etre for many to live downtown linked to a
lifestyle compromised by COVID is leading to softening of
condo-based rental market

COVID-driven changes to the downtown population are not just economic in nature. Many
residents will have jobs in downtown jobs that are relatively insulated from COVID-related
changes. For an unknown number of these residents the “choice” to leave downtown will be
related not just to affordability concerns but also to perceptions of the desirability and
attractiveness of downtown. Just under two-thirds of the nearly 155,000 households downtown

live in rental units. At least annually, residents have the opportunity to relocate.

When assessing the risk that residents may choose to leave downtown it is important to note
that Toronto’s downtown residents have a demographic profile that differs significantly from that
of the rest of the city. As shown by demographic statistics, the downtown is in many respects

very different from the rest of Toronto.

¢ Downtown residents are younger, with 42% between the ages of 20 and 34

o 43% of households are headed by someone under 35

e 65% of downtown households are either single (i.e. not married) or are living with room
mates

e 63% have changed homes in a five-year period.

Taken together, these demographic realities show that the downtown population is more
susceptible to change than the rest of the City. SRRA estimates this number to be

approximately 30,000 downtown households.

Combined with residents facing economic pressures it is concluded that as many as 100,000
households may be at risk in the medium term. Mobility may be the underlying issue to most
closely follow. TREB reports increased availability and average rents are also falling. The
impact that the addition of over 45,000 condo units over the next 18 months may have on the
supply and demand market for rentals is an issue to track as an indicator of the downtown’s

return.
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#7 Downtown Toronto’s attractiveness as a destination for
business travel, domestic and international tourism could be
at long-term risk if current conditions persist

The attractiveness of the downtown is significantly related to the amenities and activities that
are available. The very activities that have made downtown destinations attractive, however, are
now profoundly undermined by the restrictions required by COVID. Cultural activities, hospitality
and the tourism sectors are important attributes of the fabric of downtown. This vibrancy also
feeds into the desirability to base corporate HQs in the Financial District BIA.

An additional risk to the reputational attractiveness of the downtown is the increasing focus on
pre-existing social inequities that have become more obvious and pronounced during the
COVID pandemic. Some areas of downtown are reporting increases in petty crime and calls to
911. BIA managers have expressed concerns for the City’s reputation as a safe, clean place to
shop, live and visit. Greater indicators of inequality and an emergent erosion of social cohesion
are seen by many as people experiencing homelessness and those in precarious economic

situations are more prominent.

Many observers suggest these inequities have increased and anecdotal evidence of increased
substance abuse and vagrancy has added a new challenge for residents, the BIAs and their
member businesses. In many respects what has always been present is now more visible as
the masses of people — workers, students and tourists — who once dominated city streets day
and night are now no longer present. In their absence, the most marginalized remain. Reports of

greater reluctance to go downtown at night is an early indicator of this reputational risk.

All of these social variables add to the economic considerations faced by current and
prospective residents of downtown neighbourhoods. As downtown confronts COVID it is clear
that the centripetal forces that have been foundational to the area’s growth and attractiveness
are profoundly compromised, while the centrifugal forces are both more apparent and growing.
This combination creates a near perfect storm that challenges profoundly the short and

medium-term viability of many downtown residential areas.
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#8 Manageable Risks to Government Revenues

The City’s 2021 Operating Budget assumes an operating risk of $1.5 billion which includes
decreased revenues and increased costs. In 2013 the Downtown accounted for 25% of the
property tax assessment and this share has undoubtedly grown as downtown growth has
exceeded the rest of the City.

Commercial and retail property in downtown is predominantly owned directly or through
subsidiaries by large institutional investors primarily in the form of large pension funds. With
stable portfolios and very long investment horizons these are in many respects the ideal owners

for commercial real estate during a pandemic.

The City’s revenue base is not as exposed to economic downturn as the tax base shared by the
federal and provincial governments which will see declining sales tax and income tax revenues
that are not subject to City taxation. The biggest revenue challenge confronting the City is transit
fares which should prudently be assumed to experience a 50% reduction -- $600 million —

annual challenge through the medium term.

Assuming a $7.8 billion GDP reduction the assumed annual Provincial revenue loss would be
approximately $1.1 billion in foregone tax revenues from all source and the Federal
loss would be approximately $1.6 billion in foregone tax revenues from all sources. This risk

would increase over the medium term.
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#9 Loss of TTC revenue is City’s principal fiscal challenge

The massive scale of revenue shortfalls experienced by the TTC will have a detrimental impact
on the City of Toronto’s budget priorities for 2021, and the agency will be challenged to maintain
current levels of service as a result of $660M shortfall in 2020.

Within Toronto, the subway (and to a lesser extent the surface streetcar routes) has traditionally
been the main transit delivery source for downtown. Prior to the onset of the second wave of
infections, total TTC ridership had returned to 35% to 40% of its pre-COVID levels.

This, however, was largely been focused on surface bus routes. Subway usage remains
historically depressed, a trend that will no doubt be exacerbated by restrictions on access to

non-essential businesses imposed as a result of the second wave of infections.

A key contributor to the success of downtown is its walkability and access to multiple amenities
made possible by a compact, dense urban fabric. This only works because transit is able to

deliver the bulk of daily visitors.

Transit in the Toronto area relies upon the fare box to an extent that far exceeds norms in other
jurisdictions. The collapse in transit ridership has caused municipal transit operating budgets to
crater. Prior to the pandemic, almost 117,000 commuters from the regions around Toronto
used transit, mostly GO, to access Toronto, with many of these going to downtown destinations
near the Union Station terminus of the GO rail service. This ridership has not yet returned.

Metrolinx reports that ridership for April through September was down by 92.4%.
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#10 Restoring consumer confidence is key to resurgence

Impacts on those activities that support the larger economy (administrative, management and
professional services) can be expected to assume new configurations. If the period of remote
working extends for a sustained period of time it is inevitable that some changes made on a
temporary basis may become permanent. Clustered in “white collar” activities, it is unlikely that
job losses will be permanent but it is likely that the relocation of a portion of these away from the

downtown will occur.

During the sustained lockdown in the spring of 2020, government programs provided
unemployed and under-employed Canadians with sufficient support for basic consumption but
were not enough to allow for discretionary spending. In addition, as restrictions were scaled
back the combination of actual and perceived health risks encouraged many to avoid in-person
shopping wherever possible, underscoring the importance of psychological and perceptual
considerations as critical drivers of consumer confidence. Regardless of formal restrictions,
these personal decisions will continue to play a determinative role for many consumers,
especially when access to retail requires the use of transit which is still viewed with suspicion by

many.
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Toronto’s Diversified Post-Industrial Economy is Resilient

Although an economic analysis addresses each strand of the economy separately, the reality is
that downtown represents an entire cultural and socio-economic ecosystem. Calculating
Toronto’s attractiveness as a destination for business travel, domestic and international tourism

cannot realistically be done without viewing the amenities of downtown holistically.

With its unique blend of large-scale wealth-creating office-based and institutional employment, a
growing residential population and its extensive range of cultural, entertainment and institutional
assets, Downtown Toronto’s many attributes that made it prosper before COVID also mean it is
well-placed to recover from the pandemic. The fundamentals remain intact but key sectors are

vulnerable.

Long after COVID becomes a well managed public health matter, Toronto’s downtown will
continue to be diverse, attractive to newcomers and provide the kind of concentration of
opportunities in finance, health, post-secondary education, technology and culture that helped

establish the City’s reputation for an enviable quality of life.

This report has outlined and sought to quantify the economic costs for the downtown created by
the COVID pandemic. As detailed herein these costs are significant and the risks are especially
shouldered by the lowest paid employees and small businesses. At a human level there has

been and will be real pain for far too many.

It is equally true that the downtown economy’s structure and diversified nature mean it is very
well situated to not only survive but thrive. It is important to note that the challenges faced in

Toronto are the same as those faced by our international competitors. Managing recovery will
see changes at the individual level but the long-term prospects for Toronto retail, tourism and

other sectors challenged in the short term remains strong.

All of the factors that made downtown Toronto a desirable place to live and work prior to COVID
will continue to be present as we manage COVID related challenges and long after COVID is
either eliminated or managed as an endemic challenge within acceptable Public Health

parameters.
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1.0

Introduction

In August 2020, six downtown Toronto BIAs (Downtown Yonge BIA, Toronto Financial District
BIA, St. Lawrence Market Neighbourhood BIA, Waterfront BIA, Bloor-Yorkville BIA, and the
Toronto Entertainment District BIA) and the City of Toronto engaged SRRA to benchmark and

track progress towards the return to work in office employment in downtown Toronto.

Project Deliverables

SRRA was tasked with providing three deliverables:

1.

2.

A review of best practices in London, Paris, Frankfurt and New York to identify effective
approaches to communications, problem-solving and steps taken to mitigate the impacts
of COVID on office occupancy. We delivered the first report in September. Updates are

provided as and when new information becomes available.

An Occupancy Index that provides a highly accurate estimate of the percentage of office
employees returning to work in downtown offices. The Occupancy Index is based on
confidential direct reports from a broad cross-section of landlords and tenants as well as
in-depth interviews with a representative sample of companies located in all building

types.

To our knowledge, the Occupancy Index is the only data-driven survey of its kind being
undertaken in commercial real estate circles anywhere in the world. Its efficacy depends
on a rigorous methodology and benefits from on-going commitment from landlords and

tenants.

The third deliverable is this report on the economic and social impact of COVID on the
downtown economy. This examines the risks both to downtown employment and the

downtown residential community.

The goal of SRRA’s work is to provide public and private decision makers, landlords, tenants,

their employees and transit operators with data-driven insights to assist decision-making and

help inform plans to safely return workers to the downtown core.
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The Importance of Office and Institutional Employment

Employment in the downtown is overwhelmingly located in Office and Institutional settings,

accounting for 80% of downtown jobs.

Tracking the return to these types of employment locations provides the best means of

measuring the pace and direction of the resumption of pre-COVID levels of possible economic

activity.

Table 1: Downtown Employment by Predominant Land Use Category

Full Time Part Time Total Category | Total

Sector Employment | Employment | Employment | Share Establishments
Office 350,384 31,152 381,536 65% 7,886
Institutional 54,343 32,582 86,925 15% 867
Retail 34,714 26,276 60,990 10% 3,630
Service 14,043 14,810 28,853 5% 2,577
Community and

Entertainment 9,202 12,789 21,991 4% 517
Manufacturing

and Warehousing 3,894 470 4,364 1% 328
Total 466,580 118,079 584,659 15,805

Source:

Toronto Employment Survey, 2019.
Categories based on predominant land use of location of job.

The Challenge: A Demand Recession and the Immediate to Mid-Term Risk

The sudden shift to large scale remote working in March 2020 affected the commuting habits of

more than 450,000 workers but the greatest impact was on those parts of the broader

downtown economy reliant upon a robust and steady flow of customers.

The suppression, and in some cases complete elimination, of demand is the most salient factor

to understand the unique economic impact of COVID. The recession that has followed is a

“‘demand recession,” unlike other economic slow downs in the past which have largely been the

result of disruptions to the supply side of the economy.

The impact of a demand recession is not equally felt across different sectors of the economy.
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SRRA estimates that the immediate and medium-term risk to downtown employment totals

more than 123,000 jobs. This represents more than 20% of downtown employment and almost

8% of all jobs in the City as a whole.

Combined, these jobs are in activities that, prior to COVID, contributed approximately $6.0

billion to Toronto’s estimated GDP and provided more than $3.65 billion in compensation to

workers involved.

The negative impact of COVID is largely concentrated on small and medium businesses. In

total, more than 6,750 establishments -- almost 43% of all establishments downtown -- are at

risk and these account for almost 9% of all businesses in the City.

Table 2;: Downtown Establishments at Immediate to Mid-Term Risk

Compensation

Contribution

Sector Employment | Establishments Paid ($) to GDP ($)
Retalil 22,546 1,945 608,022,633 | 1,268,748,941
Couriers and messengers 360 25 13,042,244 13,665,999
Repair and maintenance 746 131 33,641,400 37,762,362
Accommodation 10,612 103 382,891,658 776,717,086
Food & Drink 41,660 2,450 843,387,538 | 1,083,523,887
Personal and laundry 5,214 867 | 113,460,000 | 149,505,424
services
Amusement, gambling and 3.751 163 85,408,043 | 125,813,862
recreation industries
Heritage institutions 1,941 45 53,549,880

' 863,575,541
Performing arts, spectator 10,946 203 296,166,575
sports and related industries
Scenic and sightseeing 225 5 5,480,068 | 315,003,475
transportation
Charitable & Volunteer 18,827 637 906,887,590 772,089,100
Motion picture and sound 6,312 178 | 305,127,498 | 627,815,286
recording industries
TOTAL 123,140 6,752 | 3,647,065,126 | 6,034,220,963
Share of Downtown 21% 43% 9% 8%
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Outline and Scope of Report

The purpose of this study is to describe the economic and social impact of COVID-related
restrictions and/or reductions on mobility and the flow of people into the downtown and the

resulting impact on the economy resulting from the reduced consumer demand.

Section 2 of this report describes the pre-COVID economy of the downtown including the

important role played by downtown residential communities.

Section 3 of this report provides an analytical framework for understanding the downtown
economy. Economic activities are examined in terms of the function played within the larger
eco-system of the downtown economy. Activities are further analyzed to assess the extent to
which remote work is a viable long-term option. Finally, three different time-frame scenarios for
analysis are described. These are:

1. Immediate to Short-term: Fall 2000 through March 2021;
2. Medium-term, March 2021 through to Fall, 2023; and
3. Longer-term, beyond Fall 2023.

Section 4 assesses the current state of the downtown economy at the outset of Wave 2 of the

pandemic focussing on sectors known to be in immediate peril.
In Section 5 the study explores four sets of questions:

What is the risk to jobs?
What is the risk for the downtown as a residential community?

What are the fiscal risks to governments?

W N PR

What are the macro economic risks beyond the control of decision makers?
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2.0 The pre-COVID Economy of Downtown Toronto Drove
Wealth Creation in Ontario

The Downtown Economy

Prior to the COVID-related restrictions implemented in March, 2020, more than 456,000 persons
employed in the downtown area commuted daily from outside the downtown area. Along with
the 273,000 regular residents of downtown', the 28 million tourists who visit each year', and the
245,000 students in regular and continuing education programs at institutions downtown,
employees from outside downtown account for almost 40% of the regular base of potential daily

consumers.

These population groups collectively account for the baseline daily demand that sustains the
service, retail, experiential and consumption economy of downtown. Many of these businesses
are in low margin economic activities which rely upon volume and especially in-person

interaction with customers.

With international tourism suspended, domestic tourism profoundly reduced, and most post-
secondary and continuing education programs moved on-line, the importance of non-resident

workers to the viability of the downtown economy is increased.

Table 3: Composition of Downtown Daily Consumer Market"
Daily Annualized Share

Workers* 456,011 107,162,585 37%
Residents 273,304 99,824,286 34%
Post-Secondary Students** 112,263 26,381,805 9%
Continuing Education Students* 132,840 31,217,400 11%
Tourists 28,000,000 10%
Total 292,586,076

* annual share based on 235 workdays
** excludes the estimated 30,000 students living downtown.

The economic value in terms of spending represented by each group is not known with
certainty. Based on Statistics Canada data" it is estimated that residents of downtown spend
$6.8 billion on normal consumption, excluding transportation and shelter costs. Tourism Toronto
estimates the visitor economy contributed $6.7 billion in 2019 (with $1.35 billion — 20% -- from
US tourists). v
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In 2014 a study of Ryerson University students"' suggested weekly spending per full-time
student ranged from $10 to $59. Applying these estimates to the student population suggests an

annual contribution of $230 million to $680 million.

For the purposes of this analysis it is assumed that workers commuting to downtown would
have a spending profile comparable to the higher end of the Ryerson study of student spending.
Assuming weekly spending per worker of $50 to $100 it is suggested that, in normal times,
spending by non-resident workers adds $1.1 billion to $2.1 billion to the downtown economy

each year.

Toronto residents from outside the downtown also account for a significant portion of the
aggregate economic activity downtown. No estimate of this is made in this study which is
focussed on the baseline demand provided by tourism (which is concentrated downtown) and

those who live, study and work downtown.

Table 4: Estimated Contribution to Annual Consumer Spending Downtown ($)

Low Share High Share
Residents 6,786,856,516 46% | 6,786,856,516 42%
Tourists 6,700,000,000 45% | 6,700,000,000 41%
Non-Resident Workers 1,071,625,850 7% | 2,143,251,700 13%
Non-Resident Students 230,396,820 2% 679,670,619 4%
Total 14,788,879,186 16,309,778,835

With tourism effectively on hold for the duration of the pandemic, 41% to 45% of the pre-
pandemic baseline demand for goods and services downtown has been removed. Travel from

within the City to downtown for leisure and shopping activities has also been greatly reduced.

While downtown residents and non-resident workers and students cannot reasonably be
expected to replace this demand, it is equally true that the continued physical presence and

continued spending of non-resident workers and students is key to the downtown’s viability.

Table 5: Estimated Spending Downtown excluding Tourism ($)

Low Share High Share
Residents 6,786,856,516 84% | 6,786,856,516 71%
Non-Resident Workers 1,071,625,850 13% | 2,143,251,700 22%
Non-Resident Students 230,396,820 3% | 679,670,619 7%
Total 8,088,879,186 9,609,778,835
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Downtown Employment
The importance of the downtown economy cannot be overstated.

As Toronto has evolved into a modern, diversified post-industrial economy, commercial office
and institutional-based employment has driven job growth. This shift has been more marked by
the fact that contemporary industrial and manufacturing activities have become less labour
intensive. Today, the downtown accounts for 40% of all full-time jobs in the City and 30% of

part-time jobs.

Table 6: Downtown Employment

Downtown share

40%

30%

37%

FT Jobs PT Jobs All Jobs Establishments
Toronto 1,178,941 390,854 1,569,795 76,558
Downtown 466,580 118,079 584,659 15,805
6 BIAs 317,745 55,917 373,662 9,562

21%

6 BIAs share

27%

14%

24%

12%

The downtown attracts more than 25% of new establishments each year and since 2014 almost
55% of Toronto’s job growth has been downtown. The City of Toronto estimates'" that five-year
average employment growth in downtown has been 4.2%, which is double the rate in

designated employment areas and five times that in City’s four designated Centres.

Toronto’s Financial District is the second largest in North America behind New York and it is the

third largest concentration of downtown commercial space after New York and Chicago.

Toronto’s creative industries have made Toronto the 3" largest location for live entertainment in
the English-speaking word behind London and New York. Broadcasting, telecommunications,
and film, TV and video game production and software publishing have become major

contributors to Toronto’s economy, adding almost $5 billion to the GDP of Downtown Toronto.

Toronto is Canada’s main tourist destination, attracting more than 4.52 million international

tourists annually, with most tourism-related activity concentrated in the downtown.
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City of Toronto plans envision continued job growth in the downtown to encourage
agglomeration economics in both established activities (finance, real estate, business services,
health sciences, post-secondary education, health sciences, government and justice) as well as
newer activities (information technology, media and creative industries and destination tourism

and retail.)

Current City of Toronto estimates project an increase of between 193,000 and 316,000 jobs in
the downtown by 2041, with a planning assumption of 254,000 new jobs. This represents an
assumed increase of more than 40% and will require more than 32 million square feet of new or
repurposed office space based on pre-COVID norms regarding working space sizes and
configurations. Mandates for larger spaces and more opportunities for safe distancing may very

well serve to increase the required office space size.
Downtown Contribution to GDP

The economic importance of downtown is not only reflected by the total number of jobs that it
supports. The economic value of these jobs is of critical importance because wealth-creating
and institutional activities!, which are comparatively less impacted by COVID related

restrictions, are over-represented in the economic sectors downtown.

Although downtown accounts for less than 40% of employment in the City, 48% of the jobs in
Toronto’s wealth-creating sectors and 35% of those in institutional activities are located

downtown. The 6 BIAs supporting this study account for almost 30% of these activities.

Table 7: Downtown & City Employment by Economic Activity
Total Employment 6 BIAs Rest of Downtown Res_t of Total
Downtown City

Wealth Creation 164,430 180,058 344,488
— 238,901 97,194

Institutional 171,665 324,736 496,401

Service 115,447 101,291 216,738 292,510 509,248

Consumption and 19314 |  12,512|  31,826| 187,832| 219,658

Distribution

Total 373,662 178,547 584,659 985,136 | 1,569,795

1 Section 3.1 below describes the distribution of jobs among the different economic activities shown in
Table 7.
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The downtown economy is also less reliant upon Consumption and Distribution activities, which

are among those most at risk from an extended period of COVID-related mobility restrictions.

Table 8: Downtown & City Shares of Employment by Economic Activity
Share of Activity 6 BlAs Rest of Downtown Rest of City
Downtown

Wealth Creation 48% 52%
— 28% 12%

Institutional 35% 65%

Service 23% 10% 43% 57%

Consumption and Distribution 9% 3% 14% 86%

All Jobs 26% 11% 37% 63%

The importance of the downtown economy can be best seen by estimates of its contribution to

the total GDP of Toronto. The downtown generates:

e almost 40% of Toronto’s wealth,

e 20% of the wealth of the region,

e 10% of the wealth of the Province as a whole.

Table 9: Real Annual Gross Domestic Product (at Basic Prices) Estimates
(millions $in chained 2012 dollars)

% of % of % of % of
GDP Toronto CMA Ontario | Canada
Downtown Toronto $ 72,378 39% 20% 10% 4%
Rest of Toronto $113,579 61% 32% 16% 6%
Rest of CMA (excluded city) $172,598 48% 24% 9%
Rest of Ontario
(excluded CMA) $369,808 51% 19%
$
Canada 1,934,622

As shown below, Toronto’s downtown economy is larger than that of eight Canadian Provinces

and Territories, and larger than the combined GDP of the three maritime provinces.
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Table 10: Real Annual Gross Domestic Product in National Perspective
Jurisdiction GDP (2018)

Ontario* $ 655,985,618,994 33.9%
Quebec $ 365,614,400,000 18.9%
Alberta $ 335,095,600,000 17.3%
British Columbia $ 246,506,300,000 12.7%
Saskatchewan $ 82,502,700,000 4.3%
Downtown Toronto $ 72,378,081,006 3.7%
Manitoba $ 62,723,100,000 3.2%
Nova Scotia $ 36,518,200,000 1.9%
Newfoundland and Labrador $ 30,757,900,000 1.6%
New Brunswick $ 30,295,300,000 1.6%
Prince Edward Island $ 5,700,000,000 0.3%
Northwest Territories $ 4,954,700,000 0.3%
Nunavut $ 2,955,000,000 0.2%
Yukon $ 2,626,100,000 0.1%
CANADA $ 1,934,613,000,000

* Ontario excluding downtown Toronto

Downtown as a Residential Community

With just over 273,000 residents, Downtown Toronto now accounts for just over 9% of the City’s
population. The downtown population has grown three times faster than the rest of the City
since 2014, increasing by 16.7% (39,117 people) compared to growth of 5.5% (141,836) in the
rest of the City. Planning assumptions project that this pattern will slow but downtown growth is

expected to be 2.25 greater than that of the rest of the City through 2024.

For much of the past 20 years, Toronto has been in the grips of a condo building boom. Home
to more construction cranes than any other city in North America, the City’s skyline has been
transformed as a result of many variables but, especially, strong immigration and the desire of

millennials and others to live downtown.

Just under two-thirds of the nearly 155,000 households downtown live in rental units.
Condominium units have come to represent a critical element of rental supply accounting for

most of the growth in rental stock.
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In the downtown, condos represent more than 57% of households but less than 32% in the rest
of the City. AlImost half of condos downtown provide rental housing. Apartments account for

90% of downtown non-condominium households.

To accommodate planned residential growth most new rental accommodation downtown will
continue to be in the form of condos. Over the next 18 months more than 45,000 new condo
units across the city will come onto the market, most in downtown, and more than 50% of these

are estimated to be rentals.*
Reputational Risks

The attractiveness of the downtown, however, is significantly related to the amenities and
activities that are available. Areas such as the Bloor-Yorkville BIA, the Toronto Entertainment
District BIA, the Downtown Yonge BIA, the St. Lawrence Market Neighbourhood BIA and the
Waterfront BIA are all “live, work, play, learn, and shop” neighbourhoods. The very activities that
have made these destinations attractive, however, are now profoundly undermined by the
restrictions required by COVID. Cultural activities, hospitality and the tourism sectors are
important attributes of the fabric of these neighbourhoods and critical to their reputational
attractiveness. This vibrancy also feeds into the attractiveness and desirability to base corporate

HQs in the area covered by the Financial District BIA.

An additional risk to the reputational attractiveness of the downtown is the increasing focus on
pre-existing social inequities that have become more obvious and pronounced during the
COVID pandemic. Many observers suggest these inequities have increased and anecdotal
evidence of increased substance abuse and vagrancy has added a new challenge for residents,
the BIAs and their member businesses. The social challenges laid bare by COVID mean a new
emphasis is needed downtown focused on the entire social infrastructure that must be dealt with
to create a new-found sense of safety and security for both the employment base and visitors.
The future attractiveness of conferences and conventions will be viewed through a new lens —
namely the level of effectively supporting a social infrastructure around homelessness,

addictions and mental health.

All of these social variables add to the economic considerations faced by current and
prospective residents of downtown neighbourhoods. Questions being raised in the media

include: “If there is no longer pressure to schmooze and put in face-time downtown then why
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continue to pay exorbitant mortgages and/or cram yourself and your family into shoebox condos
in the core in order to maintain a reasonable commuting time?” For industry’s talent-spotters, as
well as thousands of younger workers, the reputation and opportunities available in Toronto are
defined by the City’s social life, restaurants, sporting events, and everything that collectively

adds to the cultural cachet.

Location decisions are driven by competing forces — those that are centripetal and attract
people into the downtown, and those that are centrifugal and push people out of the downtown.
At a strategic level, urban economic planning and advocacy need to mitigate the centrifugal
forces and boost the centripetal ones in order to create a net positive, attractive effect and

ensure that the downtown remains vibrant, occupied and economically successful.

As downtown confronts COVID it is clear that the centripetal forces that have been foundational
to the area’s growth and attractiveness are profoundly compromised, while the centrifugal forces
are both more apparent and growing. This combination creates a near perfect storm that
challenges profoundly the short and medium-term viability of many downtown residential areas.
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3.0 Data and Methodology: 3 measures for analysis
3.1 Data

The scope of the study benefits from five principal sources of data.
City Data

The City of Toronto Economic Development and Culture Division (EDC) maintains an active
data set measuring GDP by NAICS classifications derived from Statistics Canada data. The City
of Toronto's City Planning Division also conducts an annual Toronto Employment Survey that
measures employment by location and by NAICS classification. These two data sets have been
used to estimate GDP by activity and location across the City. There are limitations to merging

two different data sets.

For example, the Toronto Employment Survey assigns the NAICS coding of Statistics Canada
which includes some NAICS codes that are not used by the EDC Division data to estimate
contribution to GDP. Wherever possible omissions such as this are addressed by aggregating
comparable codes but this is an assumption-driven and imperfect process. The data maintained
by the City tracks employment at a more detailed level. Further work by the City at this more
detailed level could provide greater specificity as to sectors at risk and could inform targeted

measures by the City and Province to support “at risk” employers and workers.?

The data collected by the Toronto Employment Survey is strictly confidential to maintain the
City's commitment of confidentiality to the respondents to this voluntary survey and is released
only in aggregated form to show employment patterns without revealing information on

individual businesses.

The City Planning Division has aggregated Toronto Employment Survey information to maintain
the confidentiality of the survey responses. Consistent with this, SRRA has further aggregated
NAICS data for analytical purposes and also to ensure the confidentiality of data provided by the
City.

2 The integrity of this data rests upon the City’s commitment to maintain the privacy of private sector actors who co-operate in the
provision of the data. Any further analysis must respect and maintain this privacy.
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Statistics Canada Data

Statistics Canada has estimated the extent to which work activities based on NAICS categories
can reasonably be performed remotely. The approach outlined by Statistics Canada* has been
adapted by SRRA to estimate by NAICS classification the scope for remote work in Toronto.
The coding suggested by SRRA has then been merged with City of Toronto Employment survey

data to allow for geographic-based estimates.

Statistics Canada also provides estimates of total compensation for NAICS codes for Ontario.
These amounts have been used to estimate the total compensation generated by the jobs
reported by the City of Toronto. For part-time employment the modelling assumes each part
time job is equal to 50% of a full-time job.

Retail impact studies prepared before COVID for the downtown BIAs by Environics Research
presenting Statistics Canada data about the residential population of the downtown has been
used as the basis for analyses about the potential risks and impacts on the downtown
population and local businesses.

3.2 Methodology: Classifying Economic Activity

To understand the economy of Toronto and the Downtown, SRRA has assigned every NAICS
code with one of four Economic Activity Codes:

Wealth-Creating Activities
Service Activities

Institutional Activities

L A

Consumption & Distribution Activities

Wealth-Creating Activities are defined as those that create products and services that are sold
outside of the City (including those consumed by tourists) as well as activities such as Finance
that serve a national or international market. Wealth is brought into the City as a result of these
activities and/or their location in the City. At a fundamental level, these activities are the

foundation for all other economic activity.

The major wealth-creating activities in downtown Toronto are:
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e Manufacturing of durable and non-durable goods for both local and export purposes
e Tourism related activities including spectator sports and performing arts

¢ Information and cultural activities such as software publishing, motion picture and TV
production

¢ Financial and insurance services.

Service Activities are defined as those that support wealth-creating activities and those that
provide services for the population at large. There are, of course, some services that have a
wealth-creation element. Toronto’s high-end restaurants and retail arguably serve to attract

spending to the City that would not otherwise occur.

Data is not sufficiently granular to allow for this when assigning code values. When classifying
activities as ‘service’, the activity would not exist or cannot continue without the wealth-creating
activities in the City. Similarly, the post-secondary education cluster in the downtown with three
universities and George Brown College serves to attract and concentrate wealth in the

downtown.
The major business service activities in downtown Toronto are:

e Business-to-business electronic markets, and agents and brokers
e Real estate and leasing services

e Transportation and couriers

o Data processing, hosting and support

o Professional services

e Management and administrative services.
Services that support business and non-business customers (such as tourists) include:

e Accommodation services
e Food services and drinking places
e Repair and maintenance

e Personal and laundry services.

Institutional Activities are those that are public services largely funded by the tax base. In

addition, activities that rely upon pre-existing capital investments are also included.
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These utilities, transportation and telecom activities are similar to Services in that their cash flow
depends on other economic activities. An argument can be made that telecommunications and

Broadcasting are Wealth-Creating activities.

It also true that some publicly supported activities, especially those in health services and post-
secondary education, have an element of wealth-creation as their existence serves to attract

international students, international researchers and related revenues.
Major institutional activities in downtown consist of:

o Utilities especially power generation, transmission and distribution

e Water and waste management

e Transportation and postal services

e Broadcasting and telecom

e Educational services which are 65% post-secondary downtown

e Health care concentrated on the hospitals along University Avenue

e Public administration especially provincial and municipal government

e The non-profit and volunteer sector.

Consumption and Distribution Activities are those that provide consumer goods and
services. The income earned by people in the other activities is the prerequisite for
consumption. These are the most place-dependant activities and often those with the lowest

paid workforces. These activities include:

e Manufacturing of non-durable goods and wholesale trade
e All retall activity

e Warehousing, distribution and truck transportation.
Toronto’s Diversified Post-Industrial Economy is Resilient

More than 56% of Toronto’s GDP is attributable to Wealth Creating and Institutional activities.
As detailed below, most of these are not at risk as a result of COVID-related restrictions to
mobility. In addition, services supporting business, (i.e. excluding accommodation and food)
account for almost 31% of GDP, meaning approximately 86% of Toronto’s GDP is significantly

insulated from adverse impacts due to COVID at least in the short to medium term.
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The challenge of COVID, however, is that in reality the type of employment activity does not

mirror an activity’s contribution to GDP. While Wealth-Creating and Institutional activities

account for 56% of GDP (and employment income), they represent 51% of jobs.

Table 11: Contribution to GDP by Economic Estimated % of % of City
Function. City as a whole. GDP (millions) | Activity GDP
Wealth Creation $ 57,759.79 100% 31.5%
Arts, entertainment and recreation $ 1,833.14 3% 1.0%
Construction $ 994151 17% 5.4%
Finance and insurance $ 31,819.86 55% 17.4%
Information and cultural industries $ 3,096.96 5% 1.7%
Manufacturing $ 10,733.03 19% 5.9%
Transportation and warehousing $ 335.29 1% 0.2%
Service $ 62,088.76 100% 33.9%
Accommodation and food services $ 3,956.69 6% 2.2%
Administrative and support $ 6,258.15 10% 3.4%
Information and cultural industries $ 473.75 1% 0.3%
Other services (except public administration) $ 1,273.87 2% 0.7%
Professional, scientific and technical services $ 19,012.52 31% 10.4%
Real Estate $ 28,908.17 47% 15.8%
Rental and Leasing Services $ 1,597.88 3% 0.9%
Transportation and warehousing $ 607.72 1% 0.3%
Institutional $ 44,871.97 100% 24.5%
Waste management $ 565.46 1% 0.3%
Educational services $ 10,749.37 24% 5.9%
Health care and social assistance $ 12,912.05 29% 7.0%
Information and cultural industries $ 5,365.67 12% 2.9%
Other services (except public administration) $ 1,740.44 4% 0.9%
Public administration $ 10,359.51 23% 5.7%
Transportation and warehousing $ 1,743.20 4% 1.0%
Utilities $ 1,436.27 3% 0.8%
Consumption and Distribution $ 18,578.05 100% 10.1%
Manufacturing $ 2,638.77 14% 1.4%
Retail trade $ 7,407.27 40% 4.0%
Transportation and warehousing $ 1,551.06 8% 0.8%
Wholesale trade $ 6,980.94 38% 3.8%
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The greatest divergence between employment and GDP is in the Consumption and Distribution

sector, which accounts for 35% of employment (and employment income) but only 10% of GDP.

This sector also represents almost 30% of all business establishments. These two facts explain

the importance that policy makers assign to the sector in particular and small businesses in

general.

Table 12: Contribution to Employment by % of % of City

Economic Function. City as a whole. Employment | Activity | Employment

Wealth Creation 341,634 100% 21.8%
Agriculture 18,278 5% 1.2%
Arts, entertainment and recreation 18,093 5% 1.2%
Construction 23,739 7% 1.5%
Finance and insurance 22,119 6% 1.4%
Information and cultural industries 23,362 7% 1.5%
Manufacturing 187,037 55% 11.9%
Transportation and warehousing 49,006 14% 3.1%

Service 219,885 100% 14.0%
Accommodation and food services 4,367 2% 0.3%
Administrative and support 10,224 5% 0.7%
Information and cultural industries 11,125 5% 0.7%
Management of companies and enterprises 263 0% 0.0%
Other services (except public administration) 41,965 19% 2.7%
Professional, scientific and technical services 4 503 2% 0.3%
Real Estate 474 0% 0.0%
Rental And Leasing Services 5,452 2% 0.3%
Transportation and warehousing 119,860 55% 7.6%
Wholesale trade 21,652 10% 1.4%

Institutional 458,481 100% 29.2%
Waste Management 4,891 1% 0.3%
Educational services 1,897 0% 0.1%
Finance and insurance 4,995 1% 0.3%
Health care and social assistance 18,418 4% 1.2%
Information and cultural industries 23 0% 0.0%
Other services (except public administration) 115,017 25% 7.3%
Public administration 80,662 18% 5.1%
Transportation and warehousing 232,044 51% 14.8%
Utilities 534 0% 0.0%
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Consumption and Distribution 549,795 100% 35.0%
Manufacturing 8,802 2% 0.6%
Retail trade 168,840 31% 10.8%
Transportation and warehousing 72,575 13% 4.6%
Wholesale trade 299,578 54% 19.1%

As shown below, the downtown economy is very different from the rest of the City. Although it
accounts for almost 50% of GDP in Wealth-Creating activities it does so with just over 20% of

establishments.

Most striking is the fact that the majority of Consumption & Distribution activities are

overwhelmingly outside of the downtown.

Downtown
Table 13: GDP Contribution by Activity Downtown Rest of City Share
Wealth Creation $27,786 $29,974 48%
Service $26,318 $35,771 42%
Institutional $16,302 $28,570 36%
Consumption and Distribution $1,973 $16,605 11%
TOTAL GDP $72,378 $110,920 39%
Jobs 584,659 985,136 37%
Establishments 15,805 60,753 21%

The main conclusion from the above is that the downtown economy contributes a
disproportionate amount of wealth-creating activity for the City as a whole from a relatively small
number of large employers. The types of jobs in these activities are generally salaried, higher

paying and more insulated from COVID restrictions than many jobs in the rest of the City.

3.3 Methodology: Capacity for Remote Work

Central to understanding the challenge of COVID-related restrictions is an understanding of the
extent to which economic activities can be performed remotely. Quantifying how many jobs and
how much of GDP can be sustained remotely is necessary to understanding the pace with
which employees can be expected to return to their normal places of work. It also serves to
guantify the possible scope for long-term changes to the labour market and the nature and

location of work.

|[Page 19




According to Statistics Canada*", prior to the pandemic the percentage of employees usually
doing any scheduled hours from home changed very little from 2000 to 2018 and varied from
10% to 11% from 2000 to 2008 and stood at about 13% in 2018. This finding is mirrored by
SRRA’s work on the Occupancy Index that shows the pre-COVID normal occupancy downtown

hovered around 78%, meaning 12% were away from the office on any given day.

Statistics Canada has modelled the ability to carry out remote work based upon NAICS codes
informed by research from the U.S. which estimated that approximately 37% of jobs can be
done from home in the United States.”" Statistics Canada concluded that about 38.9% of
Canadian workers are in jobs that can plausibly be done at home. This aligns almost perfectly
with Statistics Canada’s March 2020 Perspectives Survey Series that found that 39.1% of
workers were teleworking during the last full week of March during the first wave of lockdown.
Very significant gender, age and education variations exist as reported by Statistics Canada.

Table 14: Telework capacity in 2019 Both sexes Female Male

telework capacity (percent)

Full labour force 38.9 46.4 32.1

Age group
Less than 25 20.5 235 175
2510 34 40.7 48.4 33.5
35to 44 44.2 52.7 36.4
45 to 54 42.9 50.5 35.8
55to 64 38.5 48.5 29.8

Education
Less than high school 12.7 16.8 10.3
High school diploma 25.0 345 18.0
Some postsecondary 28.1 343 222
Trades certificate or diploma 19.5 34.7 12.8
College diploma 39.7 46.5 31.6
University certificate below Bachelor’s 47.0 51.3 41.7
Bachelor’s degree or higher 60.0 60.7 59.2

Source: Statistics Canada, Labour Force Survey, 2019 and O*Net.

|[Page 20



The potential implications of these demographic considerations are explored in section 5 below
which examines the impact of sustained COVID restrictions on Toronto as a desirable
downtown residential community. The reality is that Toronto’s downtown residents have a
demographic profile that differs significantly from that of the rest of the city. Specifically,
residents are younger and, as reflected by Statistics Canada analysis, thus less likely to hold

jobs that can be performed remotely.

To understand the capacity for remote work on a regular, on-going basis SRRA has coded
NAICS jobs. When assigning a classification SRRA has been informed by the criteria used by
Statistics Canada.

Specifically, when considering the task content of an occupation it is assumed that an
occupation cannot be performed at home if it meets at least one of the following criteria:

o the need to perform work for or work directly with the public;

e the need to work outdoors;

e the need to operate or repair machinery and equipment;

e the need to inspect equipment, structures or materials;

e the need to wear common or specialized protective or safety equipment;

e the need to handle or move objects; or perform general physical activities.

In the absence of these considerations an occupation is considered to be one that can be
performed from home. Rather than the binary approach adopted by Statistics Canada, SRRA

has assigned jobs in one of four ‘work remote’ categories.

Most comparable to the Statistics Canada approach is the code of “No” indicating a task cannot
reasonably be performed remotely on an on-going basis. Closely related is the “Low” category
which recognizes some jobs can be performed remotely for limited periods of time but not on an

on-going basis.

At the other extreme are jobs coded as “High” which are those that can be performed remotely
on a near indefinite basis. Jobs assigned a code of “Moderate” are those for which some

element of regular office-based work is both necessary and desirable.
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As documented in SRRA’s Occupancy Index, interviews with employers show that the fact a job
can be done remotely does not mean it will be or indeed should be. Function is not destiny,
especially for younger workers for whom “face time” is seen as a key aspect of mentoring and

career advancement.

As shown below, almost 70% of jobs in the downtown can reasonably be performed remotely on
an on-going basis. Using total compensation as a proxy for economic impact it can also be seen

that these jobs account for almost 80% of the economic activity generated by the downtown.

Table 15: Remote Work Capacity Total Total

in Downtown Jobs Compensation

High 160,846 | 28% $ 15,908,416,760 39%
Institutional 31,598 $ 3,446,530,517
Service 389 $ 30,896,115
Wealth Creation 128,859 $ 12,430,990,128

Moderate 232,693 | 40% $ 16,321,234,072 40%
Consumption and Distribution 1,852 $ 59,554,825
Institutional 69,394 $ 3,987,704,567
Service 154,895 $ 11,608,861,277
Wealth Creation 6,552 $ 665,113,403

Low 24551 | 4% | $ 1,416,278,150 4%
Consumption and Distribution 6,115 $ 241,604,777
Institutional 9,321 $ 581,763,973
Service 2,803 $ 287,781,903
Wealth Creation 6,312 $ 305,127,498

No 166,569 | 28% | $  6,812,478,052 17%
Consumption and Distribution 23,859 $ 633,922,063
Institutional 61,352 $ 3,896,096,128
Service 58,651 $ 1,391,757,258
Wealth Creation 22,707 $ 890,702,604

Grand Total 584,659 $ 40,458,407,033

The problem, however, is the 32% of jobs that cannot be performed remotely which total more
than 190,000 jobs. If one assumes that those in Consumption and Distribution and Services are
dependent for their survival on a return to “normal” it can be estimated that almost 91,500 jobs,

representing almost $2.6 billion in compensation, are at immediate risk.
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More than 90% of the downtown wealth-creating economy as measured by total compensation
can be considered to be largely immune to place-based work constraints. The same is true for

more than 87% of Service-related compensation.

While 33% of Institutional compensation is related to jobs that cannot be performed remotely,
these are largely concentrated in health sciences, meaning the risk of these jobs disappearing is
very low. In reality, health services can be expected to actually grow. As shown above, the risk
is to those jobs largely concentrated in Service and Consumption and Distribution activities with

a Low to No remote work rating.

Table 16: Remote Work Capacity in Downtown by Activity
Total Jobs Total Compensation
Wealth Creation 164,430 $ 14,291,933,633
High 128,859 78% | $12,430,990,128 | 87%
Moderate 6,552 4% $665,113,403 | 5%
Low 6,312 4% $ 305,127,498 | 2%
No 22,707 14% $890,702,604 | 6%
Service 216,738 $ 13,319,296,553
High 389 0% $30,896,115 | 0%
Moderate 154,895 71% | $11,608,861,277 | 87%
Low 2,803 1% $ 287,781,903 | 2%
No 58,651 27% $1,391,757,258 | 10%
Institutional 171,665 $11,912,095,184
High 31,598 18% $3,446,530,517 | 29%
Moderate 69,394 40% $3,987,704,567 | 33%
Low 9,321 5% $ 581,763,973 | 5%
No 61,352 36% $3,896,096,128 | 33%
Consumption and Distribution 31,826 $ 935,081,665
Moderate 1,852 6% $59,554,825 | 6%
Low 6,115 19% $ 241,604,777 | 26%
No 23,859 75% $ 633,922,063 | 68%
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3.4 Methodology: Time Frames for analysis

In assessing the economic and social impact of extended COVID-related restrictions and

delayed return to regular workplaces the study examines the data from three perspectives:

e Short-term, now through March 2021,
e Medium-term, through to Fall, 2023 (best case assumptions for vaccinations)

e Longer-term, beyond 2023 (best case for re-opening of the border with the U.S).

The short-term period carries through the end of the current fiscal year of the Federal and
Provincial Governments. Supports to persons and businesses that may moderate the impact of
COVID restrictions on the economy can be assumed to last at least through this period. It is also
assumed that this period will in all probability see a second near total shutdown of many
businesses during the mid-December 2020 through March period.

The medium-term extends through the Fall of 2023. Many analysts such as the Conference
Board of Canada and major banks explicitly assume that an effective vaccine will be available
and distributed by June of 2021. This author believes this to be an optimistic timeframe.

The date of Fall 2023 is suggested as a reasonable time period for a vaccine to be shown to be
effective and also distributed globally and especially in the United States. Until both of these
conditions are met it is difficult to foresee a return of foreign and domestic levels of tourism, with

the attendant opening of the border with the U.S.

Beyond Fall 2023 little can be projected with any certainty. An outline is proposed that assumes
a world in which COVID has become endemic and effective therapeutics and medical capacity
have been established. It is this longer period that also allows for the gradual return of

confidence on the part of most Canadians.

Utilizing these three timeframes, the study also provides commentary on the extent to which a
shift to remote work practices and the related impacts on the downtown “experience” economy
could affect perceptions regarding the urban experience in downtown that has, until recently,

distinguished Toronto’s success as a well-rounded urban centre.
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4.0 The State of Play at the Start of the 2nd Wave

At the time of writing, with Toronto and the rest of the province at the start of a second wave of
infections, that number of office workers downtown on any given day hovers around 40,000

workers.

While preliminary assessments of the first wave and the partial recovery that followed can be
identified, it is perhaps more important to note the enduring weaknesses that exist at the start of

the 2nd wave.
The First Wave and Partial Recovery

The unprecedented drop in economic activity from mid-March to the end of April created a huge
hole in Canada’s economy. Statistics Canada reports a second quarter GDP contraction of
38.7%. ™ The main driver of this huge contraction was the reduction in labour markets as the
near total lock-down of the economy saw millions ordered to stay at home to contain the spread
of the virus. With the lifting of total lock down restrictions labour markets started to recover in
May.

At its trough in April, real GDP was at 82 per cent of February’s (pre-COVID) level, 3 million
Canadians were out of work (a 15.6 per cent decline in employment), and total hours worked
had plummeted a staggering 28 per cent.

Recovery could be seen by mid-summer. Statistics Canada reported that July’s economic
activity was at 94 per cent of February levels, and by August, 1.9 million jobs had been

recovered, albeit in many cases with reduced hours.
The K Shaped Recovery

It is now commonplace to hear the recovery described as having a K-shape as clear fault lines
have emerged. The two spokes of the ‘K’ define two divergent trajectories. The upper spoke

applies to the people with good incomes, generally in salaried occupations, who still have jobs.

The lower spoke reflects the downward trend and enduring reduction in total hours worked for
lower-income people generally in hourly paid occupations. In addition to reduced hours, most

actual job losses are concentrated among these types of employees.
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Across the economy, temporary and part-time staff were laid off with an unknown number yet to
be recalled. Anecdotal evidence also suggests much freelance work has been postponed. This
means no income at all for a significant number of people as more than a third of Canada’s
workforce is in something other than a full-time job. The extent of part-time employment is lower
in Toronto where 25% of employment tracked by the City is part-time. In the downtown the level

of part-time employment is 20%.

For full-time workers there is a clear divide. According to Statistics Canada, 15 per cent of those
making $22 per hour or less (basically $38,000 per year) have been laid off or now work less
than half of previous hours while the rest of workforce has more or less recovered.*! This
bifurcation of the labour market appears to be lasting as the lower earning jobs are clustered in

economic activities that remain in the most challenged.

Chart 17:

COVID-19 impact on aggregate hours worked
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The ‘Gig’ Economy

It is important to note, however, that these estimates do not include those engaged in the “gig”
economy who are reported as “contractors” rather than employees and thus not measured by

the City’s annual employment survey.

Statistics Canada®" (based on 2016 data) and more recently the Bank of Canada*™ have sought
to define and measure the size of the emerging new form of labour market participation.
Statistics Canada defines such workers as “unincorporated and self-employed individuals who
enter into contracts with firms or individuals to complete a specific task or work for a specific
period of time. The definition includes unincorporated self-employed freelancers and on-demand
workers hired for jobs mediated through online platforms such as Uber, TaskRabbit, Upwork,
Fiverr and Freelancer.” These workers are not eligible for benefits.

In Toronto, as of 2016, one out of every 10 workers participated in the gig economy for at least
some of their income. The number of gig workers increased sharply from 2005 to 2016 with the
first surge corresponding to the 2008-09 recession and a second surge taking place in 2012-13
due to the proliferation of online platforms. The Online Labour Index, an economic indicator that
provides an online gig economy equivalent of conventional labour market statistics, found on-
demand labour through platforms has grown 40 per cent since mid 2016 with Canada’s share

up from 4.1 per cent to 9.7 per cent, the fastest growth of all regions examined.®

The Bank of Canada suggests 18% of the workforce engages in Gig work, with the majority
being youth but a non-insignificant also being seniors and those in prime-working age. Work
intermediated by web-sites and mobile platforms accounted for 35% of workers but represented

the fastest growing portion.

Largely driven by economic slack and deterioration of the “normal” economy, the “gig” economy

can be expected to increase proportionally in size as job losses in traditional ventures occur.

Prior to the pandemic the Bank of Canada concluded that including this sector would increase
labour force participation rates by 2-3%. In downtown Toronto this would mean 5,000 to 7,500
people but probably higher given the fact that younger workers are over-represented in the gig

economy and are a larger share of the downtown population.



Consumer Spending

During the sustained lockdown in the spring of 2020, government programs provided
unemployed and under-employed Canadians with sufficient support for basic consumption but
were not enough to allow for discretionary spending. In addition, as restrictions were scaled
back the combination of actual and perceived health risks encouraged many to avoid in-person
shopping wherever possible, underscoring the importance of psychological and perceptual
considerations as critical drivers of consumer confidence. Regardless of formal restrictions,
these personal decisions will continue to play a determinative role for many consumers,
especially when access to retail requires the use of transit which is still viewed with suspicion by

many.

This is readily observable. Before COVID, the Eaton Centre was one of North America’s premier
retail destinations. While malls in the suburbs have enjoyed a resurgence in activity, stores and
services in the Eaton Centre continue to experience drastic reductions in visitation and sales.
Stores and restaurants in the PATH, as well as hundreds of street-oriented small businesses
that normally depend on office workers and other visitors for their revenues have been

particularly badly hit by the pandemic.

As economies started to reopen, gross or aggregate retail activity returned to pre-COVID levels.
The persistence of low interest rates and ratcheting up of savings amassed during the lockdown
by many could have been expected to sustain consumer spending in the near term, but the

onset of the second wave and subsequent lockdown will no doubt undermine this trend.

The persistence of physical distancing measures and border closures will continue to limit

growth in the food and accommodation and entertainment industries.

RBC’s COVID Consumer Spending Tracker™ (released at the beginning of November)

documented the following reductions in consumer spending:

e Year-over-year change in credit and debit spending as of 31 March 2020 was 37.5%.

This trend remained negative through June, 2020.

o By the Fall, 51% of retail transactions were being conducted remotely (i.e. on-line), an

increase from 42% pre-COVID.

|[Page 28



e Spending in restaurants dropped 68% in March, compared to March, 2019. By October,
significant improvement had occurred but spending remained 15% down on a year over

year basis.

e Spending on entertainment, arts and movies reached a low point of -70.3%, and remain

down 23%, year over year.

Small Business Barely Surviving

A survey conducted by the Canadian Federation of Independent Businesses (CFIB)* reported
the following responses from members, concluding that enterprises were doing poorly as of
November, 2020.

e Some 31% remained closed or were not fully open.

e Staffing was 58% below normal levels and revenue had declined by 73% from pre-
COVID levels.

e Some 17% of businesses were contemplating permanent closure, and 34% indicated
that, based on current revenues, they would only be able to survive one year.

e More than half (56%) said that surviving the second wave will be a challenge.

NGOs/Charities at Risk

Another sector of the economy showing signs of strain as a result of impacts caused by the
pandemic is the non-profit (also known as non-governmental organizations or NGOs) and
charities. According to a survey conducted in June 2020 federal and provincial programs
have not provided this sector with sufficient levels of support to help NGOs navigate the COVID

crisis or prepare them for recovery.

Although 40% of NGOs/charities report an increase in demand for their services, revenue
through grants and donations has fallen. With an average decline of more than $120,000

annually, estimated losses will reach approximately $90M.

Thirty percent of NGOs have had to lay off staff, totalling about 3,000 jobs. Some 20% report

that, without specific financial supports, they will close permanently within six months.
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In Toronto nearly 50% of NGOs indicate that will only be able to remain operational for one year
under current conditions. Although more than a third of these organizations are deemed to be
‘essential services,’ 29% of NGOs have had to lay off staff. These negative trends are likely to
have a disproportionate impact on Downtown Toronto, which is home to a large number of

NGOs, employing more than 18,800 people.
Tourism on Hold

Before COVID, Toronto received more than 25 million domestic and international visitors
annually, contributing billions to local hotels, restaurants, bars, theatres, sports and other
entertainment venues, the majority of which are located in downtown. This is a sector

of Toronto's economy that supports 70,000 jobs and added 10,000 new jobs over the past 10

years. >V

According to Destination Canada*”, as of May 31, estimated overnight arrivals had declined 99
per cent, 770,000 hospitality jobs had been lost nation-wide, and the industry’s normal revenues
had incurred ongoing losses of 80 to 90 per cent. Tourism, hospitality, and sports — usually
major draws and income earners for the city — have been devastated. Expectations of recovery

cannot be credible until a vaccine that is globally distributed and effective is in place.
Transit Broken

Transit in the Toronto relies upon the fare box to an extent that far exceeds norms in other
jurisdictions. The collapse in transit ridership has caused municipal transit operating budgets to
crater. Prior to the pandemic, almost 117,000 commuters from the regions around Toronto
used transit, mostly GO, to access Toronto®™, with many of these going to downtown
destinations near the Union Station terminus of the GO rail service. This ridership has not yet
returned. Metrolinx reports® that ridership for April through September was down by 92.4%.

Within Toronto, the subway (and to a lesser extent the surface streetcar routes) has traditionally
been the main transit delivery source for downtown. To date total TTC ridership has returned to
35% to 40% of its pre-COVID levels. This, however, has largely been focused on surface bus

routes. Subway usage remains historically depressed.
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Emergence of Reputational Challenges

Some areas of downtown are reporting increases in petty crime and calls to 911. BIA managers
have expressed concerns for the City’s reputation as a safe, clean place to shop, live and visit.
Greater indicators of inequality and an emergent erosion of social cohesion are seen by many
as people experiencing homelessness and those in precarious economic situations are more

prominent.

In many respects what has always been present is now more visible as the masses of people —
workers, students and tourists — who once dominated city streets day and night are now no

longer present. In their absence, the most marginalized remain.

A greater reluctance to go downtown at night is an immediate early indicator of long-term
reputational risk to the downtown.

Early Signs of Softening Rental and Condo Market

New third quarter numbers from the Toronto Real Estate Board (TREB)*"'" show there are now
113 per cent more units available for lease on the market than in the third quarter of last year,
when there were 16,350 units up for rent. URBANATION®*, which focuses on condominium
activity, reports a 215% year-over-year increase in the number of condos listed for rent in

downtown Toronto.

There are now nearly 35,000 units available in the Greater Toronto Area. Smaller 500-square-
foot units are also getting harder to rent and average rent are falling. TREB's numbers show
that this time last year, the average one-bedroom was going for $2,262, whereas now they're
renting for $2,012. (e.g. 11% drop)

According to website rentals.ca, the average asking rent for a one-bedroom in the city was
$1,922 in October — a 2.3 per cent decline from September and a 17.3 per cent plunge

compared to the same month last year.
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5.0 Conclusions

5.1 Part 1: What is the risk to jobs?

Statistics Canada data shows the different impact lockdown measures had on different sectors

of the economy in the spring of 2020.%* As shown below, the different composition of the

downtown economy and that of the rest of the City is stark with the annualized GDP reduction

outside of downtown being almost double that in the downtown.

Table 18: GDP Risk Feb - Apr Estimated Impact Annualized

GDP
GDP Impact Change Rest of City Downtown
Mining, Oil and Gas -16.5% -$149,884,655 $-
Utilities -2.6% -$ 42,809,633 -$ 904,756
Construction -25.1% -$ 2,166,585,684 -$328,732,945
Manufacturing -28.8% -$ 4,394,270,253 -$103,467,731
Wholesale Trade -23.3% -$ 1,838,819,544 -$ 99,870,833
Retail Trade -29.4% -$ 1,841,865,910 -$420,951,627
Transportation & Warehousing -32.4% -$ 1,651,645,479 -$151,858,862
Information & Cultural -8.2% -$418,762,267 -$467,592,815
Finance & Insurance -1.4% -$117,462,390 -$330,461,150
Real Estate & Rental -3.8% -$777,808,140 -$396,292,218
Prof., Scientific & Technical -12.9% -$1,122,599,463 -$ 1,330,015,385
Management of companies -12.9%
Administrative & Waste -$ 1,536,587,168 -$396,160,168
Management -28.2%
Education -17.0% -$ 1,365,907,031 -$461,485,384
Health & Social -19.9% -$ 1,507,262,690 -$927,027,915
Arts, Entertainment and Recreation -58.0% -$509,253,782 -$482,579,341
Accommodation & Food -65.7% -$ 1,410,123,407 -$1,123,751,022
Other Services -38.6% -$887,567,231 -$459,071,974
Public Administration -6.2% -$312,046,977 -$344,723,850
TOTAL (Annualized) -$22,051,261,706 -$ 7,824,947,977
GDP Impact -19% -11%

The data also highlights the economic activities and sectors that are most at risk, adding
guantitative evidence to support many anecdotal observations. The data also supports the calls

for assistance made by various advocates and industry associations.
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SRRA'’s analysis concludes that the risk to downtown economic activities can be best
understood as a series of risks that will increase or manifest themselves over time. When

projecting on-going possible impacts and risks SRRA adopts three time periods:

e Short-term extending through March 2021;
¢ Medium-term extending through to Fall, 2023, and
e Longer-term, extending beyond 2023.

As shown below, 25% of total employment in the downtown is in activities that have a low risk of
impact, regardless of time frame. These activities also account for 33% of part-time

employment, so it is not unreasonable to assume that this may increase over time.

At the other extreme, however, are jobs such as those in the tourism and hospitality sector,
which have already been undermined and will be further impacted immediately if the City is
forced to endure an extensive second lockdown. If the border remains closed and mobility

continues to be restricted, there is a risk that many of these will disappear.

Table 19: Risk to Employment over 3 Time Periods

Period Employment Total FT Employment PT Employment
Short Term 80,720 | 14% 43,155 | 9% 37,565 | 32%
Medium Term 226,585 | 39% 187,218 | 40% 39,367 | 33%
Longer Term 133,519 | 23% 131,304 | 28% 2,215 2%
Low Risk 143,835 | 25% 104,903 | 22% 38,932 | 33%
Total 584,659 466,580 118,079

Policy choices made by the federal and provincial governments, the U.S. and internationally will
have a significant effect on short and medium-term economic impacts. As presently configured,
government programs are sufficient to support basic consumption by individuals and provide
relief for recurring expenses for a range of businesses. These programs will provide a floor to
demand and will help avoid the erosion of demand over the short-term from now through to
Spring, 2021 (the end of the fiscal year for both levels of government). More concerning,
however, is that these supports will not be sufficient to sustain demand over the medium or
even the longer term. Unlike previous recessions, the COVID recession is the result of ‘demand
suppression,’ or, for some industries, ‘demand elimination.” For the BIAs and business leaders

this is an entirely new type of challenge without precedent.
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SRRA suggests that the medium-term is the critical period for the economy.

Extending for three years, this is the period that will determine if effective medical advances can
be implemented (both vaccines to prevent infection and therapeutics to treat COVID-related
illness), which will allow for the gradual return to previous levels of individual consumer

confidence (both in their safety and their economic security).

It is this period that will be most critical for civic and business leaders as they address and
mitigate the emergent social challenges. For the Downtown Yonge BIA and the Entertainment
BIA in particular the reputational risk is critical. These are the two major “destination marketing
neighbourhoods” and it can be expected that they will see a longer period of recovery as it wil
take time to build the community and consumer confidence to come back into the
neighbourhood. The social inequity and the challenges that have long existed have become
starker and only increased during COVID and these will remain well into a recovery and rebuild

phase for downtown.

This is also the period during which a return to open borders for travel and trade can be
assumed to occur in the best-case scenarios. Without this, a full return to the levels of demand

found prior to COVID cannot be expected.

Table 20: Risk to Employment over 3 Time Periods: Establishments

Compensation Estimated GDP
Period Establishments (millions) (millions
Short Term 4,018 | 25% $ 2091| 5% | $ 3960 | 5%
Medium Term 6,546 | 41% $14971 |[37% | $ 29,950 |41%
Longer Term 1,368 | 9% $12,800 | 32% | $ 24,697 |34%
Low Risk 3,873 | 25% $10,597 | 26% | $ 13,771 |[19%
Total 15,805 $40,458 72,378

The longer-term is the most speculative. In the best-case scenario, the “new normal” is much
like the pre-COVID reality. It is also plausible, however, that the longer-term could be one that
results in follow-on economic shocks triggered by the COVID experience. Risks at the macro
economic level, outlined below, could impact credit markets, creating disruptions comparable to
those experienced in the 2008 financial crisis. Less extreme outcomes which nonetheless

necessitate a new configuration of activity can and should be expected.
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Table 21: Short Term Jobs & Activities at Risk

Compensation GDP

Jobs Businesses ($ millions) ($ millions)
Short Term 80,720 4,018 2,090.81 3,960.32
Accommodation services 10,612 103 382.89 776.72
Transportation 59 4 5.33 18.36
Amusement, gambling and recreation 3,751 163 85.41 125.81
Food services and drinking places 41,660 2,450 843.39 1,083.52
Heritage institutions 1,941 45 53.55
Motion picture and sound recording
industries 6,312 178 305.13 627.82
Performing arts, spectator sports and
related industries 10,946 203 296.17 863.58
Personal and laundry services 5,214 867 113.46 149.51
Scenic and sightseeing transportation 225 5 5.48 315.00

Almost $4 billion in GDP and almost 81,000 jobs have either been effectively shut down already
or are poorly suited to survive another extended lock down and/or a complete closing of the
border. Although these activities only account for 5.5% of the downtown’s total GDP they
account for more than 25% of the establishments downtown and almost 15% of all jobs.

These activities also form the very core of the “urban experience” economy that is central to the
‘reputational attractiveness’ of the City. As addressed below, many of the amenities involved are
central to the location decisions of residents. The erosion of these can be seen as a risk that

would lead to more and more residents choosing to relocate.

Assuming on-going government direct supports for businesses and supports sufficient to
maintain demand by consumers for basic and essential goods (clothing, furniture and general
items) it can be anticipated that approximately 40% of jobs and GDP in the downtown can

survive with moderate impacts.

Even among these sectors, however, significant risks to specific activities can be expected. The
post-secondary sector relies significantly on revenue from international students. If, as
expected, border restrictions remain in place over the medium-term it is inevitable that the

downtown universities, most especially the University of Toronto, will be impacted.
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Table 22: Medium-Term Jobs & Activities at Risk

Compensation GDP

Jobs Businesses ($ millions) ($ millions)
Medium Term 226,585 6,546 14,971.35 29,950.23
Administrative and support
services 18,170 455 703.06 2,882.70
Clothing and clothing accessories
stores 9,268 808 189.22 351.53
Educational services (1/3 U of T) 36,322 532 1,903.43 2,714.62
Furniture and related product
manufacturing 66 9 4.10 6.55
General merchandise stores 2,871 53 85.97 110.39
Management of companies 26,218 280 2,221.08
Miscellaneous merchant
wholesalers 165 13 11.56 111.27
Miscellaneous store retailers 1,725 316 34.43 128.15
Professional, scientific and
technical services 93,657 2,803 7,838.07 10,310.20
Real estate 14,409 551 677.27 10,513.85
Religious, grant-making, civic,
and professional and similar
organizations 18,827 637 906.89 772.09
Rental and leasing services 657 48 37.33 247.65
Telecommunications 4,230 41 358.94 1,801.23

The charitable and non-profit sector is also in a unique risk position as noted in Section 4.
Generalized demand reduction can also be expected to impact telecom and ultimately rental

and real estate activity.

Impacts on those activities that support the larger economy (administrative, management and
professional services) can be expected to assume new configurations. If the period of remote
working extends for a sustained period of time it is inevitable that changes made on a temporary
basis may become permanent. Clustered in “white collar” activities it is unlikely that job losses
will be permanent but it is likely that the re-location of a portion of these away from the

downtown will occur.
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Table 23: Longer-Term Activities at Risk

Compensation GDP

Jobs Businesses ($ millions) ($ millions)
Longer Term 133,519 1,368 12,799.59 24,696.52
Building material and supplies
merchant wholesalers 195 8 13.62 58.60
Construction of buildings 3,024 91 233.58 1,309.69
Credit intermediation and related
activities 81,401 401 8,077.28 15,608.82
Funds and other financial
vehicles 3,198 59 292.05
Heavy and civil engineering
construction 768 21 67.50
Insurance carriers and related
activities 15,930 158 1,401.70 3,281.29
Machinery, equipment and
supplies merchant wholesalers 156 17 14.83 82.06
Securities, commaodity contracts,
and other financial investment
and related activities 28,330 591 2,659.96 4,356.07
Specialty trade contractors 517 22 39.07

Activities at longer-term risk, identified in the table above, have the best potential to be insulated

from COVID restrictions. The difference is the allowance for the unknown. In the event of long-

term structural changes to the economy or a second financial crisis or COVID becoming

unmanageable, we conclude that these economic activities would face significant challenges.

The likelihood is by definition unknowable but it is prudent to quantify the risk profile of a “worst

case” scenario.

5.2 Part 2: What is the risk for the downtown as a
residential community?

As noted in Section 4, vacancy rates for downtown rentals are beginning to increase and rents

are dropping.* Anecdotal evidence and intuitive observation suggest the lack of jobs and the

collapse of downtown social life opportunities, especially for low wage earners, in the downtown

residential markets is driving a short-term downturn in the rental markets.

Media reports on changes in rental conditions away from small, functional “boxes in the sky”

that served primarily as a sleeping location for those who spent their waking hours working or

taking advantage of the lifestyle options afforded by the previously vibrant downtown may, in

fact, be supported by the evidence.
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The already softening condo market has seen apartment listings increase 45 per cent year over
year. Units under construction will add over 45,000 units over the next 18 months. Anecdotal
evidence from realtors and brokers suggests that pre-closing assignment sales have doubled
over levels normally seen suggesting concern on the part of some investors. > Sales, however,
continue, making it premature to suggest any fundamental change in the market is either

imminent or inevitable.

As detailed below, the risk to the downtown rental market is driven both by economic
considerations and, perhaps more importantly, by lifestyle choices reflective of the unique
demographics of downtown residents.

As shown by demographic statistics, the downtown is in many respects very different from the

rest of Toronto.

Downtown residents are younger, with 42% between the ages of 20 and 34, compared
to less than 23% in the rest of the City.

e As aresult, 43% of households are headed by someone under 35, compared to 17.5%

of households in the rest of the City.

e Another significant difference is that the percentage of single person households in the
downtown is much higher than in the rest of the City (50% versus 30%).

e Almost 65% of downtown households are either single (i.e. not married) or are living with

room mates, almost double the equivalent percentage in the rest of the City.

e Significantly, almost two thirds of downtown residents are renters. compared to less than
45% in the rest of the City.

e ltis also worth noting that downtown residents tend to be more mobile, with over 63%

changing homes in a five-year period compared to less than 40% in the rest of the City.
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Table 24: 2019 Demographic
Snapshot

0 to 4 years

510 19 years

20 to 24 years

25 to 34 years

35 to 44 years

45 to 54 years

55 to 64 years

65 years & over
15 years and over by Marital Status

Single (never married)

Married (not separated)

Living common law

Single (Widowed)

Single (Divorced)

Single (Separated but legally married)

Private Dwellings by Tenure

Owned

Rented

1 person

2 persons

3 persons

4 persons

5 or more persons

15 to 24 years

25 to 34 years

35 to 44 years

45 to 54 years

55 to 64 years

65 years or over

2019 Households By Type

Total Family Households
One-Family Households
Multiple-Family Households

Non-Family Households
One-person Households < Age 65
One-person Households Age 65+
Two-or-More-person households

Population for 5-Year Mobility Status

Non-movers
Movers

Downtown Toronto

273,304
8,706
16,512
30,767
84,870
47,690
28,768
25,602
30,389

247,219
118,691
68,564
29,859
7,480
15,880
6,744

155,148
52,891
102,256
155,148
82,247
51,612
12,748
5,574
2,968
155,148
15,658
51,414
31,261
19,915
17,206
19,694
155,148
55,073
54,439
634
100,075
69,907
12,327
17,841
256,541
94,685
161,856

3.2%
6.0%
11.3%
31.1%
17.4%
10.5%
9.4%
11.5%

%base
48.0%
27.7%
12.1%

3.0%
6.4%
2.7%

34.1%
65.9%
%base
53.0%
33.3%
8.2%
3.6%
1.9%
%base
10.1%
33.1%
20.1%
12.8%
11.1%
12.7%
%base
35.5%
35.1%
0.4%
64.5%
45.1%
7.9%
11.5%
% base
36.9%
63.1%

Outside Downtown

2,714,836
141,775
380,328
192,157
422,938
417,359
365,102
349,695
445,482

2,286,616
735,199
1,047,955
140,789
129,665
153,895
79,114

1,059,475
585,952
473,524

1,059,475
314,484
313,031
177,620
152,528
101,811

1,059,475

24,478
161,035
211,426
203,301
200,945
258,290

1,059,475

685,826
654,171

31,655
373,649
207,641
108,174

57,834

2,539,704

1,553,341

986,363

5.2%
14.0%

7.1%
15.6%
15.4%
13.4%
12.9%
16.8%

%base
32.2%
45.8%

6.2%
5.7%
6.7%
3.5%

55.3%
44.7%

29.7%
29.5%
16.8%
14.4%

9.6%

%base

2.3%
15.2%
20.0%
19.2%
19.0%
24.4%

%base

64.7%
61.7%

3.0%
35.3%
29.8%
10.2%

5.5%

61.2%
38.8%
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Taken together, these demographic realities show that the downtown population is more
susceptible to change than the rest of the City. Single person households are single earner

households with fewer resources to fall back upon in the event of work disruption.

Many residents aged 15-24 as well as individuals in non-family households are assumed to be
students, SRRA estimates this number to be approximately 30,000, 20% of all downtown
households. How these people will act in a world of on-line schooling without the attractions and

amenities of downtown is unknown.

As shown in Table 14 of section 3, younger workers and especially younger men are the least
likely to hold jobs that can be performed remotely. This fact, combined with the profile of jobs

held by downtown residents shown below, adds economic considerations to the demographic
issues raised above as reasons why downtown residents may be motivated to relocate out of

the downtown.

Table 25: 2019 Labour Force 15 years and over by Industry 180,447 %base
Industry - Not Applicable 4,545 2.5%
All industries 175,902 97.5%

11 Agriculture, forestry, fishing and hunting 146 0.1%
21 Mining, quarrying, and oil and gas extraction 382 0.2%
22 Utilities 799 0.4%
23 Construction 3,907 2.2%

31-33 Manufacturing

41 Wholesale trade

44-45 Retail trade

48-49 Transportation and warehousing

51 Information and cultural industries

52 Finance and insurance

53 Real estate and rental and leasing

54 Professional, scientific and technical services 34,699 19.2%

55 Management of companies and enterprises 685 0.4%

56 Administrative and support, waste management and
remediation

61 Educational services

62 Health care and social assistance

71 Arts, entertainment and recreation

72 Accommodation and food services

81 Other services (except Public Administration)

91 Public administration




In total, 50,288 downtown residents hold jobs in economic activities that can be considered to
be at high risk to being impacted by COVID-related restrictions. This accounts for almost 28% of

the employed downtown labour force.

Moreover, an unknown number of the nearly 15,000 employed in the education sector will be

graduate students and other students employed in on-campus activities.

A further economic indicator of the risk to downtown residents is household income. As shown
in section 4, the slow recovery has seen a clear K shape with incomes of approximately $40,000
per year showing the slowest recovery and the greatest level of on-going reduction in hours
worked. As shown below, almost 33% of downtown households have incomes under $40,000.

These 50,000 households are “at risk” the longer COVID restrictions continue.

Table 26: 2019 Estimated Household Income Downtown Toronto
2019 Households by Income (Current Year $ 155,148 %base

16.0%
16.8%

Under $20,000
$ 20,000 - $39,999

$ 40,000 - $59,999 , 12.8%
$ 60,000 - $79,999 18,177 11.7%
$ 80,000 - $99,999 14,986 9.7%
$ 100,000 and over 51,207 33.0%
$ 200,000 and over 17,093 11.0%
$ 300,000 and over 8,765 5.6%

5.3 Part 3: What is the risk for government revenues?

City Finances

Of the three orders of government the City confronts the most difficult path forward as, unlike
the provincial and federal governments, it is not able to run operating deficits or finance current
operations through the issuance of debt. Its revenue base, however, is not as exposed to
economic downturn as the tax base shared by the federal and provincial governments which will

see declining sales tax and income tax revenues that are not subject to City taxation.

The City’s primary own-source revenue is from the property tax base (including land transfer
taxes) and fees for City provided services such as transit fares and City Parking revenues. In a
report dated October 2020°*, the City Manager reported that “It is well understood that the
financial pressures caused by COVID-19 will exist into at least 2021.
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City staff are estimating a preliminary, opening pressure for the 2021 Operating Budget of $1.5

billion” which include decreased revenues and increased costs.

In In the downtown most property tax is largely commercial in nature. Although downtown
occupies less than three percent of the City’s land area, the assessed value of real estate
accounts for about 25% of all revenues from property tax**V. While some delinquencies can be
expected the fact that most downtown commercial properties, as measured by square footage,
are large office building and centres that are predominantly owned directly or through
subsidiaries by large institutional investors primarily in the form of large pension funds. With
stable portfolios and very long investment horizons, these are in many respects the ideal
owners for commercial real estate during a pandemic. While individual tenants, especially in
retail and food, will be seriously challenged, the ultimate responsibility for the payment of
property taxes will continue to fall on large institutional owners that are capable of paying.

The situation for hotels presents a comparable situation as least where the larger hotels are
concerned as most are part of established and in many cases global operations.

The City has for many years benefitted from significant revenue from the land transfer tax. This
tax base may see significant volatility but real estate sales as a whole have rebounded following
the period of total shut down. It is also equally true that COVID-driven sales of existing condos
in particular may increase. Insulating itself from this unpredictable tax base has been a policy
imperative advocated by City managers for many years and this will be more so the case as the

City navigates through the uncertainty of the next few years.

The biggest fiscal challenge confronting the City is transit fares. TTC fares have been budgeted
at approximately $1.2 billion in recent years. At present, ridership remains compromised and
well below 40% of pre-COVID levels. It is prudent for the foreseeable future to budget on the
assumption that fare revenues will remain significantly compromised. Assuming a 50%

reduction creates a $600 million challenge.

Of all the areas that City policy can address, transit revenue enhancement should be among the
top priorities and focussed on diversifying the revenue streams available to support transit

operations.
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Provincial Finances

The Province collects property taxes to support education. As with municipal property tax
revenue, this tax base is significantly insulated from COVID related risk due to the significant
ownership of commercial real estate by large Pension Funds. The Province’s share of land

transfer tax is also subject to the same observations about municipal land transfer tax.

As noted in section 5.1, the assumed worst case short-term impact on Toronto’s downtown is a
reduction in GDP of $7.8 billion assuming the measured impact at the height of the Spring 2020

lockdown was annualized.

Tax loss can be estimated as a share of GDP. In Ontario taxes represent approximately 14.25%
of GDP. Assuming a $7.8 billion GDP reduction the assumed Provincial revenue loss would be

approximately $1.1 billion in foregone tax revenues from all sources.

As with transit in Toronto, the Province faces a significant and enduring challenge as a result of
reduced Metrolinx fare revenues. Assuming a short to medium term reduction in ridership of

80% it is prudent to assume a fare loss challenge of at least $450 million.

Federal Finances

Federal revenues are generally 20.7% of GDP. Assuming a $7.8 billion GDP reduction in
downtown, the assumed Federal revenue loss would be approximately $1.6 billion in foregone

tax revenues from all sources.

5.4 Part 4: Macro Economic Risks & Conclusion

Macro Economic Risks

There are three major macro economic variables that are beyond the control of Canadian
decision makers. It is important that these be acknowledged as “known unknowns” but it is
equally important that such an acknowledgement not be taken as concluding that worst case

outcomes are either inevitable or indeed probable. These risks are:

1. Residential Real estate
2. Global Commercial Real Estate

3. Immigration and International Travel
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Residential Real Estate

Some observers have noted a tightening of financing qualification conditions with down payment
requirements increasing to 35% from 20% and banks moving to lower inclusion rates for rental
income down to 50% from 80%.xxxv The risk that these changes may trigger reduced
investment due to reduced access to financing is of concern especially to small investors.
Others have suggested that reduced immigration flows and a flight from downtown by residents

mean Toronto’s downtown housing market has the biggest bubble risk in North America. Xxxvi

Such worries, however, overlook the fundamental soundness of the downtown housing market.
While adjustments in supply and demand will have short-term impacts there is no reason to

conclude that such impacts will be permanent.

Global Commercial Real Estate

Internationally, observers in the US and UK have flagged concern about commercial real estate

defaults and the size of such financing now bundled into investments held by large investors.

The integrated nature of global financial markets means the Financial Services industry
concentrated in Toronto could be exposed to international risk as was the case with the 2008

financial crisis.

Immigration and International Travel

The timing and scale of an eventual return to pre-COVID patterns of immigration and travel is
dependant upon the success of other nations in reducing and ultimately controlling COVID. This
is beyond the control of Canadian actors. The importance, however, of a such flows to the

downtown economy cannot be understated.
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Conclusion

This report has outlined and sought to quantify the economic costs for the downtown created by
the COVID pandemic. As detailed herein these costs are significant and the risks are especially
shouldered by the lowest paid and small businesses. At a human level there has been and will

be real pain for far too many.

It is equally true that the downtown economy’s structure and diversified nature mean it is very
well situated to not only survive but thrive. It is important to note that the challenges faced in

Toronto are the same as those faced by our international competitors. Managing recovery will
see changes at the individual level but the long-term prospects for Toronto retail, tourism and

other sectors challenged in the short term remains strong.

All of the factors that made downtown Toronto a desirable place to live and work prior to COVID
will continue to be present as we manage COVID related challenges and long after COVID is
either eliminated or managed as an endemic challenge within acceptable Public Health

parameters.

Toronto’s downtown will continue to be diverse, attractive to new-comers and provide a
concentration of opportunities in finance, health, post-secondary education, technology and

culture.

The economic drivers of the post-industrial economy are the drivers of the Toronto downtown
economy. The fundamentals that have made Toronto’s downtown a success have not been

changed.
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6.0 APPENDIX - BIA Specific Data Tables
6.1 Downtown BIAs by Major Economic Activity — Jobs

Full Part # of
Time Time Total Compensation | Locations
Bloor-Yorkville 26,266 | 6,815 33,081 | $2,032,116,841 1,370
Consumption and Distribution 3,222 2,088 5,310 $173,805,352 322
Institutional 5,058 1,478 6,536 $399,234,517 383
Service 8,853 1,793 10,646 $598,457,939 398
Wealth Creation 9,133 1,456 10,589 $860,619,034 267
Downtown Yonge 41,062 | 16,478 57,540 | $ 3,540,393,538 1,234
Consumption and Distribution 2,840 5,667 8,507 $214,117,953 368
Institutional 13,169 | 6,740 | 19,909 | $1,357,011,560 285
Service 5904 | 2,923 8,827 $245,472,021 284
Wealth Creation 19,149 1,148 | 20,297 | $1,723,792,004 297
Toronto Entertainment
District 64,410 | 15,075 | 79,485| $5,259,231,979 1,319
Consumption and Distribution 1,182 720 1,902 $73,071,197 117
Institutional 10,094 | 1,020 | 11,114 $770,995,297 191
Service 7,844 | 5,299 | 13,143 $333,262,873 302
Wealth Creation 45,290 | 8,036 | 53,326 | $4,081,902,613 709
Financial District 139,530 | 8,691 | 148,221 | $12,036,289,062 2,720
Consumption and Distribution 1,014 655 1,669 $53,815,441 235
Institutional 8,474 | 1,113 9,587 $718,959,331 323
Service 8,680 | 3,021| 11,701 $365,065,781 475
Wealth Creation 121,362 | 3,902 | 125,264 | $10,898,448,510 1,687
St. Lawrence Market
Neighbourhood 27,799 5986 | 33,785 | $2,238,578,957 1,374
Consumption and Distribution 1,030 707 1,737 $58,654,906 192
Institutional 2,952 1,621 4,573 $219,894,948 228
Service 2,961 1,754 4,715 $132,300,721 242
Wealth Creation 20,856 1,904 | 22,760 | $1,827,728,383 712
The Waterfront 18,678 2,872 21,550 $1,599,186,332 289
Consumption and Distribution 397 243 640 $29,651,776 34
Institutional 812 746 1,558 $77,411,396 66
Service 1,847 972 2,819 $80,984,943 83
Wealth Creation 15,622 911 16,533 | $1,411,138,217 106
Grand Total 317,745 | 55,917 | 373,662 $26,705,796,708 8,306
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6.2 Downtown BIAs by Ability to Work Remotely

Full Part # of
Time Time Total Compensation | Locations
Bloor-Yorkville 26,266 6,815 33,081 2,032,116,841 1,370
High 10,076 813 10,889 898,704,149 318
Moderate 8,132 1,248 9,380 649,874,800 316
Low 1,309 491 1,800 126,219,581 73
No 6,749 4,263 11,012 357,318,312 663
Downtown Yonge 41,062 16,478 57,540 3,540,393,538 1,234
High 20,378 1,692 22,070 2,006,858,958 219
Moderate 8,385 520 8,905 572,734,323 196
Low 3,848 3,750 7,598 416,047,302 71
No 8,451 10,516 18,967 544,752,955 748
Toronto Entertainment
District 64,410 15,075 79,485 5,259,231,979 1,319
High 20,057 572 20,629 1,730,405,907 213
Moderate 23,702 1,140 24,842 2,015,089,135 460
Low 10,327 1,337 11,664 933,072,794 152
No 10,324 12,026 22,350 580,664,143 494
Financial District 139,530 8,691 | 148,221 12,036,289,062 2,720
High 80,890 1,580 82,470 7,643,855,501 838
Moderate 47,890 2,626 50,516 3,769,776,665 1,083
Low 2,031 118 2,149 174,362,088 93
No 8,719 4,367 13,086 448,294,809 706
St. Lawrence Market
Neighbourhood 27,799 5986 | 33,785 2,238,578,957 1,374
High 8,946 474 9,420 791,789,252 260
Moderate 10,147 720 10,867 787,697,852 512
Low 4,934 1,333 6,267 454,408,421 136
No 3,772 3,459 7,231 204,683,433 466
The Waterfront 18,678 2,872 21,550 1,599,186,332 289
High 9,924 662 10,586 947,836,109 51
Moderate 5,463 161 5,624 444,278,076 70
Low 818 180 998 73,565,954 24
No 2,473 1,869 4,342 133,506,194 144
Grand Total 317,745 55,917 373,662 26,705,796,708 8,306
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6.3 Downtown BIAs by Time Risk

Full Part # of
Row Labels Time Time Total | Compensation | Locations
Bloor-Yorkville 26,266 6,815 33,081 2,032,116,841 1,370
Longer Term 6,442 163 6,605 614,739,324 104
Medium Term 10,108 1,580 11,688 743,574,551 513
Shorter Term 3,359 1,828 5,187 189,658,667 228
Low Risk 6,357 3,244 9,601 484,144,300 525
Downtown Yonge 41,062 16,478 57,540 | 3,540,393,538 1,234
Longer Term 11,814 198 12,012 | 1,120,723,062 66
Medium Term 11,880 5,156 17,036 902,255,437 332
Shorter Term 4,765 3,346 8,111 268,078,173 283
Low Risk 12,603 7,778 20,381 | 1,249,336,866 553
Toronto Entertainment
District 64,410 15,075 79,485 | 5,259,231,979 1,319
Longer Term 11,551 73 11,624 | 1,084,945571 106
Medium Term 27,532 1,411 28,943 | 2,173,047,878 564
Shorter Term 17,790 12,113 29,903 | 1,307,151,660 434
Low Risk 7,537 1,478 9,015 694,086,871 215
Financial District 139,530 8,691 | 148,221 | 12,036,289,062 2,720
Longer Term 74,824 1,151 75,975 | 7,105,881,109 661
Medium Term 47,248 2,212 49,460 | 3,687,951,476 1,193
Shorter Term 7,025 3,139 10,164 362,248,135 396
Low Risk 10,433 2,189 12,622 880,208,342 470
St. Lawrence Market
Neighbourhood 27,799 5,986 33,785 | 2,238,578,957 1,374
Longer Term 7,651 152 7,803 725,686,219 138
Medium Term 11,074 2,094 13,168 870,396,394 636
Shorter Term 5,816 2,776 8,592 429,266,426 286
Low Risk 3,258 964 4,222 213,229,919 314
The Waterfront 18,678 2,872 21,550 | 1,599,186,332 289
Longer Term 9,473 69 9,542 898,801,020 18
Medium Term 5,024 701 5,725 430,610,552 87
Shorter Term 2,533 1,653 4,186 149,044,064 101
Low Risk 1,648 449 2,097 120,730,697 83
Grand Total 317,745 55,917 373,662 | $26,705,796,708 8,306
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6.4 Time Risk by Downtown BIA

Full Part # of
Time | Time Total | Compensation $ | Locations
Longer Term 121,755 1,806 | 123,561 11,550,776,304 1,093
Bloor-Yorkville 6,442 163 6,605 614,739,324 104
Downtown Yonge 11,814 198 12,012 1,120,723,062 66
Toronto Entertainment District 11,551 73 11,624 1,084,945,571 106
Financial District 74,824 1,151 75,975 7,105,881,109 661
St. Lawrence Market
Neighbourhood 7,651 152 7,803 725,686,219 138
The Waterfront 9,473 69 9,542 898,801,020 18
Medium Term 112,866 13,154 126,020 8,807,836,287 3,325
Bloor-Yorkville 10,108 1,580 11,688 743,574,551 513
Downtown Yonge 11,880 5,156 17,036 902,255,437 332
Toronto Entertainment District 27,532 1,411 28,943 2,173,047,878 564
Financial District 47,248 2,212 49,460 3,687,951,476 1,193
St. Lawrence Market
Neighbourhood 11,074 2,094 13,168 870,396,394 636
The Waterfront 5,024 701 5,725 430,610,552 87
Shorter Term 41,288 24,855 66,143 2,705,447,124 1,728
Bloor-Yorkville 3,359 1,828 5,187 189,658,667 228
Downtown Yonge 4,765 3,346 8,111 268,078,173 283
Toronto Entertainment District 17,790 12,113 29,903 1,307,151,660 434
Financial District 7,025 3,139 10,164 362,248,135 396
St. Lawrence Market
Neighbourhood 5,816 2,776 8,592 429,266,426 286
The Waterfront 2,533 1,653 4,186 149,044,064 101
Low Risk 41,836 16,102 57,938 3,641,736,994 2,160
Bloor-Yorkville 6,357 3,244 9,601 484,144,300 525
Downtown Yonge 12,603 7,778 20,381 1,249,336,866 553
Toronto Entertainment District 7,537 1,478 9,015 694,086,871 215
Financial District 10,433 2,189 12,622 880,208,342 470
St. Lawrence Market
Neighbourhood 3,258 964 4,222 213,229,919 314
The Waterfront 1,648 449 2,097 120,730,697 83
Grand Total 317,745 55,917 373,662 $26,705,796,708 8,306
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6.5 BIAs by Time Risk & Activity Bloor Yorkville

Bloor Yorkville BIA FT PT Total | Establishments
Low Risk 6,357 | 3,244 | 9,601 525
Consumption and Distribution 2,709 | 1,532 4,241 276
Retail Trade 2,689 | 1,526| 4,215 269
Wholesale trade 20 6 26 7
Institutional 2,958 790 | 3,748 170
Health care and social assistance 1,053 520 1,573 131
Public administration 1,905 270 2,175 39
Service - 1 1 3
Non classifiable - 1 1 3
Wealth Creation 690 921| 1,611 76
Manufacturing 53 9 62 14
Real estate and rental and leasing 912 1,549 62

Service 2,076 | 1,472 | 3,548 167
Accommodation and food services 2,076 | 1,472 | 3,548 167
Wealth Creation 1,283 356 | 1,639 61
Arts, entertainment and recreation 273 178 451 25
Information and cultural industries 1,010 178 | 1,188 36
Medium Term 10,108 | 1,580 (11,688 513
Consumption and Distribution 513 556 | 1,069 46
Retail Trade / warehousing 513 556 | 1,069 46
Institutional 2,100 688 | 2,788 213
Educational services 279 307 586 30
Other services 1,821 381 | 2,202 183
Service 6,777 320 | 7,097 228
Administrative and support 901 25 926 36
Professional, scientific and technical 5,876 295| 6,171 192
Wealth Creation 718 16 734 26
Management of companies 718 16 734 26

Wealth Creation 6,442 163 | 6,605 104
Construction 92 1 93 8
Finance and insurance 6,350 162 | 6,512 96

Grand Total 26,266 [ 6,815 | 33,081 1,370
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BIAs by Time Risk & Activity Downtown Yonge

Downtown Yonge BIA FT PT Total | Establishments
Low Risk 12,603 | 7,778 20,381 553
Consumption and Distribution 1,828 | 4,616 | 6,444 327
Retail Trade 1,754 4,610| 6,364 309
Wholesale trade 74 6 80 18
Institutional 9,539 | 3,000 | 12,539 144
Health care and social assistance 1,474 | 1,705 3,179 86
Public administration 7,708 | 1,271 | 8,979 53
Transportation and warehousing 357 24 381 5
Wealth Creation 1,236 162 | 1,398 82
Manufacturing 105 9 114 43
Real estate and rental and leasing 1,131 153 | 1,284 39

Service 3,280 2,835 6,115 245
Accommodation and food services 3,280 2,835 6,115 245
Wealth Creation 1,485 511 | 1,996 38
Arts, entertainment and recreation 227 284 511 21
Information and cultural industries 1,258 227 | 1,485 17
Medium Term 11,880 | 5,156 | 17,036 332
Consumption and Distribution 996 | 1,049 | 2,045 34
Retail Trade 996 | 1,049 | 2,045 34
Institutional 3,630 3,740 7,370 141
Educational services 2516 | 3,517 | 6,033 36
Other services 1,114 223 | 1,337 105
Service 6,422 353 | 6,775 151
Administrative and support, 2,624 88| 2,712 39
Professional, scientific and technical 3,798 265 | 4,063 112
Wealth Creation 832 14 846 6
Management of companies 832 14 846 6

Wealth Creation 11,814 198 | 12,012 66
Construction 258 - 258 5
Finance and insurance 11,556 198 | 11,754 61

Grand Total 41,062 | 16,478 | 57,540 1,234
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BIAs by Time Risk & Activity Toronto Entertainment District

Toronto Entertainment District BIA FT PT Total | Establishments
Low Risk 7,537 | 1,478 | 9,015 215
Consumption and Distribution 744 440 1,184 88
Retail Trade 565 429 994 76
Wholesale trade 179 11 190 12
Institutional 5,286 379 | 5,665 59
Health care and social assistance 361 223 584 42
Public administration 4,885 122 | 5,007 11
Transportation, warehousing & Ultilities 40 34 74 6
Wealth Creation 1,507 659 | 2,166 68
Manufacturing 216 114 330 13
Real estate and rental and leasing 1,291 545 | 1,836 55

Service 5,969 | 5,223 (11,192 254
Accommodation and food services 5,834 | 5,223 | 11,057 250
Transportation and warehousing 135 - 135 4

Wealth Creation 11,821 | 6,890 | 18,711 180
Arts, entertainment and recreation 2,406 | 5,829 8,235 69
Information and cultural industries 9,415 1,061 (10,476 111

Medium Term 27,532 | 1,411 | 28,943 564

Consumption and Distribution 313 175 488 27
Retail Trade 313 175 488 27

Institutional 4,808 641 | 5,449 132
Educational services 695 261 956 23
Other services 4,113 380 | 4,493 109

Service 12,418 387 | 12,805 374
Administrative and support 1,837 72 1,909 42
Professional, scientific & technical 10,581 315 | 10,896 332

Wealth Creation 9,993 208 | 10,201 31
Management of companies 9,993 208 | 10,201 31

Wealth Creation 11,551 73 111,624 106
Construction 492 3 495 13
Finance and insurance 11,059 701 11,129 93

Grand Total 64,410 | 15,075 | 79,485 1,319

|[Page 52



Downtown BIAs by Time Risk & Activity Financial District

Financial District BIA FT PT Total Establishments
Low Risk 10,433 2,189 12,622 470
Consumption and Distribution 856 590 1,446 201
Retail Trade 771 587 1,358 191
Wholesale trade 85 3 88 10
Institutional 6,175 756 6,931 142
Health care and social assistance 1,061 605 1,666 88
Public administration 5,052 136 5,188 46
Transportation and warehousing 62 15 77 8
Wealth Creation 3,402 843 4,245 127
Manufacturing 311 11 322 25
Real estate and rental and leasing 3,091 832 3,923 102

Service 5,165 | 2,792 7,957 331
Accommodation and food services 4,605| 2,746 7,351 324
Transportation and warehousing 560 46 606 7

Wealth Creation 1,860 347 2,207 65
Arts, entertainment and recreation 323 281 604 19
Information and cultural industries 1,537 66 1,603 46

Medium Term 47,248 | 2,212 | 49,460 1193

Consumption and Distribution 150 61 211 31
Retail Trade 150 61 211 31

Institutional 2,299 357 2,656 181
Educational services 255 46 301 22
Other services 2,044 311 2,355 159

Service 41,195 1,703 | 42,898 840
Administrative and support 3,361 226 3,587 129
Professional, scientific and technical 37,834 | 1,477| 39,311 711

Wealth Creation 3,604 91 3,695 141
Management of companies 3,604 91 3,695 141

Wealth Creation 74,824 | 1,151 75,975 661
Construction 1,030 18 1,048 28
Finance and insurance 73,794 | 1,133 74,927 633

Grand Total 139,530 8,691 148,221 2,720
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Downtown BIAs by Time Risk & Activity St. Lawrence Market

Neighbourhood

St. Lawrence Market Neighbourhood FT PT Total | Establishments
Low Risk 3,258 964 | 4,222 314
Consumption and Distribution 865 631 | 1,496 163
Retail & Wholesale Trade 865 631 | 1,496 146
Institutional 671 254 925 69
Health care and social assistance 423 236 659 52
Public administration 228 9 237 11
Transportation and warehousing 20 9 29 6
Wealth Creation 1,722 79| 1,801 82
Manufacturing 212 12 224 21
Real estate and rental and leasing 1,510 67| 1,577 61

Service 1,920 1,582 3,502 182
Accommodation and food services 1,920 1,582 3,502 182
Wealth Creation 3,896 | 1,194 5,090 104
Arts, entertainment and recreation 288 925 1,213 31
Information and cultural industries 3,608 269 | 3,877 73
Medium Term 11,074 2,094 | 13,168 636
Consumption and Distribution 156 74 230 26
Retail Trade 156 74 230 26
Institutional 2,281 | 1,367 3,648 159
Educational services 991 | 1,049 | 2,040 33
Other services 1,290 318 | 1,608 126
Service 7,367 645 | 8,012 430
Administrative and support 868 163 | 1,031 47
Professional, scientific & technical 6,499 482 | 6,981 383
Wealth Creation 1,270 8| 1,278 21
Management of companies 1,270 8| 1,278 21

Wealth Creation 7,651 152 | 7,803 138
Construction 223 5 228 15
Finance and insurance 7,428 147 | 7,575 123

Grand Total 27,799 | 5,986 | 33,785 1,374
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Downtown BIAs by Time Risk & Activity Waterfront

Waterfront BIA (Original Boundaries) FT PT Total | Establishments
Low Risk 1,648 449 | 2,097 83
Consumption and Distribution 213 211 424 25
Retail Trade 198 207 405 22
Wholesale trade 15 4 19 3
Institutional 388 183 571 31
Health care and social assistance 132 76 208 21
Public administration 252 100 352 7
Transportation and warehousing 4 7 11 3
Wealth Creation 1,047 55| 1,102 27
Real estate and rental and leasing 872 50 922 24
Utilities / Construction / Manufacture 175 5 180 3

Service 1,646 939 | 2,585 74
Accommodation and food services 1,394 801 | 2,195 68
Transportation and warehousing 252 138 390 6

Wealth Creation 887 714 | 1,601 27
Arts, entertainment and recreation 309 608 917 15
Information and cultural industries 578 106 684 12

Medium Term 5,024 701 | 5,725 87

Consumption and Distribution 9 27 36 6
Retail Trade 9 27 36 6

Institutional 424 563 987 35
Educational services 225 70 295 9
Other services 199 493 692 26

Service 2,917 43| 2,960 39
Administrative and support 201 33 234 9
Professional, scientific and technical 2,716 10| 2,726 30

Wealth Creation 1,674 68| 1,742 7
Management of companies 1,674 68| 1,742 7

Wealth Creation 9,473 69| 9,542 18
Finance and insurance 9,473 69| 9,542 18
Grand Total 18,678 | 2,872 | 21,550 289
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7.0 Endnotes

i The description of City of Toronto Data on page 13 has been updated to more clearly describe the City
of Toronto’s commitment to safeguarding the confidentiality of data collected for use in the Toronto

Employment Survey.

i Statistics Canada data as compiled for downtown BlAs. AtriumDAsSep30, Sitewise, Environics 2019

ii Tourism Toronto release, February 26, 2020

iv The downtown economy is also supported by the foot traffic of Toronto residents. This significant
portion of downtown consumer demand has not been estimated in this report. Evidence suggests this
has been massively reduced during the COVID related restrictions.

v Statistics Canada data as compiled for downtown BIAs. AtriumDAsSep30, Sitewise, Environics 2019

vi Tourism Toronto release, February 26, 2020

vii Downtown Yonge BIA, Students Learn and Shop in Downtown Yonge Infographic, 2015.

vi Toronto Employment Survey, 2019. City of Toronto Planning.

ix PLANNING DOWNTOWN: The Outlook for Office & Institutional Employment to 2041, Hemson
Consulting Ltd prepared for the City of Toronto, April 2018. https://www.toronto.ca/wp-
content/uploads/2018/04/87aa-city-planning-tocore-office-institutional-final-report.pdf

x “Investors rush to get out of prebuilt Toronto condo deals”. The Globe and Mail, Nov 2, 2020

xi Statistics Canada, Running the economy remotely: Potential for working from home during and after
COVID-19, 28 May 2020

xii Statistics Canada, Table 36-10-0489-05 Total compensation per job, by NAICS industry filtered for

Ontario.

|[Page 56


https://www.toronto.ca/wp-content/uploads/2018/04/87aa-city-planning-tocore-office-institutional-final-report.pdf
https://www.toronto.ca/wp-content/uploads/2018/04/87aa-city-planning-tocore-office-institutional-final-report.pdf
http://globe2go.newspaperdirect.com/@glennmiller/csb_q21tWAreZ2FEwSJtbD_eDbBEHx4lku0TeSgXYhGns7XXGncnJoAKdwCOUoUAdxdhb_T6ghG9l5Q9XhkKZYZiQQ
https://www150.statcan.gc.ca/t1/tbl1/en/tv.action?pid=3610048905

xiii Statistics Canada, Running the economy remotely: Potential for working from home during and after
COVID-19, 28 May 2020

xiv Dingel, J.I., and B. Neiman. 2020. How many jobs can be done at home? NBER Working
Paper, no. 26948. Cambridge: National Bureau of Economic Research.

xv Statistics Canada as reported by RBC Economics.

http://www.rbc.com/economics/? ga=2.268566713.998487939.1605374238-1504046975.1605374238

xvi RBC Economics. http://www.rbc.com/economics/? ga=2.268566713.998487939.1605374238-

1504046975.1605374238

xvii As charted by Mikal Skuterud, @mikalskuterud, 9 October 2020

xviii Statistics Canada, “Measuring the Gig Economy in Canada using Administrative Data”, 16 December
2019, 11F0019M, #437

xix The Size and Characteristics of Informal (“Gig”) Work in Canada, Staff Analytical Note 2019-6, Olena
Kostyshyna, Corinne Luu, February 2019. Bank of Canada as found at
https://www.bankofcanada.ca/2019/02/staff-analytical-note-2019-6/

xx “One in 10 Toronto workers is now a gig economy worker, StatCan says”, Toronto Star, Dec. 16, 2019,

Michael Lewis. https://www.thestar.com/business/tech _news/2019/12/16/one-in-10-toronto-workers-is-

now-a-gig-economy-worker-statcan-says.html#:~:text=www. TorontoStarReprints.com-

.0ne%20in%2010%20Toronto%20workers%20is,0ia%20economy%20worker%2C%20StatCan%20sa

ys&text=A%20new%20study%20from%20Statistics,women%20and%20low%2Dincome%20Canadian

S.

xxi COVID Consumer Spending Tracker https://thoughtleadership.rbc.com/covid-consumer-spending-

tracker/
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https://www.bankofcanada.ca/profile/olena-kostyshyna/
https://www.bankofcanada.ca/profile/olena-kostyshyna/
https://www.bankofcanada.ca/profile/corinne-luu/
https://www.thestar.com/authors.lewis_mike.html
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https://www.thestar.com/business/tech_news/2019/12/16/one-in-10-toronto-workers-is-now-a-gig-economy-worker-statcan-says.html#:~:text=www.TorontoStarReprints.com-,One%20in%2010%20Toronto%20workers%20is,gig%20economy%20worker%2C%20StatCan%20says&text=A%20new%20study%20from%20Statistics,women%20and%20low%2Dincome%20Canadians
https://www.thestar.com/business/tech_news/2019/12/16/one-in-10-toronto-workers-is-now-a-gig-economy-worker-statcan-says.html#:~:text=www.TorontoStarReprints.com-,One%20in%2010%20Toronto%20workers%20is,gig%20economy%20worker%2C%20StatCan%20says&text=A%20new%20study%20from%20Statistics,women%20and%20low%2Dincome%20Canadians
https://www.thestar.com/business/tech_news/2019/12/16/one-in-10-toronto-workers-is-now-a-gig-economy-worker-statcan-says.html#:~:text=www.TorontoStarReprints.com-,One%20in%2010%20Toronto%20workers%20is,gig%20economy%20worker%2C%20StatCan%20says&text=A%20new%20study%20from%20Statistics,women%20and%20low%2Dincome%20Canadians
https://thoughtleadership.rbc.com/covid-consumer-spending-tracker/
https://thoughtleadership.rbc.com/covid-consumer-spending-tracker/

xxii CFIB COVID-19: State of Small Business. 28 October 2020. https://www.cfib-

fcei.ca/sites/default/files/2020-11/2020-10-28%20C0OVID-19%20survey%2022%20key%20results.pdf

xxiii Ontario Non-Profit Network. June 2020. Risk, Resilience and Rebuilding Communities.

https://theonn.ca/wp-content/uploads/2020/08/Screen-Shot-2020-08-11-at-11.52.05-AM-1.png

xxiv Tourism Toronto release, February 26, 2020

xxv Destination Canada estimate. https://www.destinationcanada.com/sites/default/files/archive/1021-

Impacts%200f%20C0OVID-19%200n%20Domestic%20and%20International%20Travel%20-

%20April%2013%2C%202020/COVID-

19%275%20Impact%200n%20Canada%27s%20Tourism%20Industry  April%2013 EN.pdf

xxvi : The 2016 Transportation of Tomorrow Survey (TTS): daily morning transit commuters.
York Region to Toronto 42,272,
Durham Region to Toronto 17,152,
Peel Region to Toronto 39,489,
Halton Region to Toronto 13,844 and
Hamilton to Toronto 3,184
xxvii How COVID has impacted transit — Metrolinx releases ridership map covering all GO Transit

rail routes, 19 November 2020. https://blog.metrolinx.com/2020/11/19/how-covid-has-impacted-transit-

metrolinx-releases-ridership-map-covering-all-go-transit-rail-routes/

xxviii As cited in “Why the pandemic is pushing young tenants out of their tiny rentals in Toronto's core”,

CBC News, Nov 8, 2020. https://www.cbc.ca/news/canada/toronto/condo-rental-toronto-housing-treb-

market-1.5793619

xxix URBANATION data as found at https://www.urbanation.ca/
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https://blog.metrolinx.com/2020/11/19/how-covid-has-impacted-transit-metrolinx-releases-ridership-map-covering-all-go-transit-rail-routes/

xxx As reported by RBC Economics, 10 September 2020, “Economic Conditions Improve but Bumpy

Road Ahead” RBC Thought Leadership: https://thoughtleadership.rbc.com/economic-conditions-

improve-but-bumpy-road-

ahead/?utm_medium=referral&utm_source=economics&utm_campaign=macro

xxxi “Toronto rents plunge 17 per cent in October — and will likely go lower.” Toronto Star, Nov. 13, 2020
xxxii “Investors rush to get out of prebuilt Toronto condo deals.” The Globe and Mail, Nov 2, 2020
xxxiii Towards Recovery and Building a Renewed Toronto, 6 October 2020.

https://www.toronto.ca/legdocs/mmis/2020/ex/bgrd/backgroundfile-157345.pdf

xaiv hitps://canurb.org//wp-content/uploads/CUIPublications.ValueofinvestingDowntowns-E2.pdf

xxxv “Investors rush to get out of prebuilt Toronto condo deals.” The Globe and Mail, Nov 2, 2020
xxxvi “Canadian real estate landscape 'shaken to its core' with downtown Toronto condo sales falling.”

Financial Post, Nov. 5, 2020
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