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Summary:

Toronto’s 2023 proposed budget includes substantial cuts to TTC service and a
proposed fare increase. Instead of making deeper cuts in the future, the Mayor and
Council could improve transit service and affordability by securing sustainable TTC
funding with a commercial parking lot levy as revenue source.

City reports show evidence that this tool could raise up to $575M per year - an
astounding amount for a single revenue tool. If implemented after this costing was
first brought to the city’s attention, a commercial parking levy could have raised
up to $2.875 billion in additional revenue over 5 years for transit improvements.
Instead of raising billions of dollars, this revenue tool has been left on the table since
2016, and Council requests for more information have been quietly sidelined.
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TTC funding crisis in brief

The 2023 proposed TTC operating budget includes 9% less service in 2023 than pre-pandemic
levels, a 10-cent fare increase, and more crowded vehicles. These cuts will have drastic impacts
on transit quality, ridership, and affordability, including subway wait times of up to 10 minutes
during off-peak hours. The following financial details are from a summary of TTC operating
budget facts prepared by TTCriders:

● The TTC faces a COVID-related budget shortfall of $366.4 million in 2023, comprised
primarily of lost passenger revenues of $328.1 million, based on a projected 2023
ridership to average 73% of pre-pandemic levels;

● The TTC still has an outstanding 2022 budget shortfall of $125.3 million related to
COVID-19 impacts.

● Ridership is at approximately 70% of pre-pandemic levels. Service cuts and rising
fares now will drive riders away and create a downward ridership spiral.

● The City’s Council-approved climate plan depends on a shift to free transit to reduce
vehicle emissions1

● Estimated future anticipated impacts of COVID-19, combined with future budget
increases (not including any service increases):

○ $461.0 million in additional subsidy would be required in 2024
○ $379.0 million  in additional subsidy would be required in 2025

What is a commercial parking lot levy?

A commercial parking lot levy is a tax applicable to non-residential commercial parking at a set
rate. It is levied against the parking lot landlord. A levy on non-residential parking across the
City of Toronto is a revenue tool that is fully within Toronto’s powers under the City of Toronto
Act.

A parking levy can be structured in many different ways. Some examples include:
- By existing payment status. A commercial parking levy can potentially apply only to

paid commercial spaces. This would be similar to the commercial parking levies that
currently exist in cities like New York and Vancouver

- By geographic location. Levies can be set differently for different sections of the city,
similar to the Montreal commercial parking lot levy, which sets different levy amounts
depending on the location of the lot within the city’s boroughs.

- By parking lot size. Different levies can be set for different parking lot sizes. This is
currently being done in Montreal’s suburban boroughs, where commercial lots under
a certain size are not subject to the levy. One potential solution could be a graduated
pricing option, where the levy per space goes up for larger commercial lots.

1 TransformTO Net Zero Strategy Technical Report, p.22
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https://www.ttcriders.ca/2023budgetbackgrounder
https://www.toronto.ca/wp-content/uploads/2022/04/8f02-TransformTO-Net-Zero-Framework-Technical-Report-Parts-1-2.pdf
https://www.toronto.ca/wp-content/uploads/2022/04/8f02-TransformTO-Net-Zero-Framework-Technical-Report-Parts-1-2.pdf


Potential revenue: Unpacking the numbers

1. Mayor Tory could have unlocked up to $2.875 billion in TTC and/or climate
funding over the last 5 years.

Here’s the math:
● 2016: Initial report exploring commercial parking levy2

● Maximum annual estimated revenue: $575 million per year
● 18-24 months: Implementation timeline
● 2018: Earliest date parking levy could have been implemented
● 5 years x $575 million = $2.875 billion

2. With a $1.50 / day / spot levy on commercial parking, Mayor Tory could
raise enough money to replace half of pre-pandemic fare box levels

Here’s the math:
● 2019 TTC farebox revenue was $1.2 billion
● The City of Toronto report found that the commercial parking levy could raise

$575 / year, which is just under ½ of 2019 farebox revenue

3. A commercial parking levy of $1.50/day/spot would add between 6.25¢ and
18.75¢ per business hour for commercial parking lot landlords.

Here’s the math
● A commercial parking levy of $1.50/day/spot is the maximum rate explored by the

2016 KPMG report
● A commercial parking levy of $1.50/day/spot would add up to 6.25¢ per hour over

24 hour parking period
● For an 8-hour workday, a commercial parking levy of $1.50/day/spot would be the

equivalent of 18.75¢ per hour the parking lot is in operation.

2 KPMG, 2016 https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf
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https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf


Parking Levies in Other Cities

While each of these parking levies are designed differently, including different levies based on
geography, the following is the top levy rate in each of these cities. Toronto is the only one of
these cities that has no parking levy or fee.

City Top Levy Rate Source

New York, USA 18.375% addition to paid parking space link

Los Angeles, USA 10% addition to paid parking space link

Chicago, USA 22% addition to paid parking space link

Montreal, Canada3 8.33¢ per hour ($2.00 / day / space) link

Vancouver, Canada 24% addition to paid parking space link

Sydney, Australia4 30¢ per hour ($7.21 / day / space) link

Melbourne, Australia4 18¢ per hour ($4.36 / day / space) link

Toronto (proposed) 2.1¢ - 6.25¢ per hour ($0.50 - $1.50 / day / space)

Additional benefits of a commercial parking lot levy
In addition to providing a source of revenue for transit, a commercial parking lot levy would have further
benefits, including:

● Encourage development. As many commercial parking lots are located on prime real estate
locations, a commercial parking lot levy would encourage more landlords to consider
residential and mixed residential/commercial development, and would produce a greater
amount of economic activity per unit of land;

● Support reliable transit to the property. The levy would ensure that transit to commercial
properties be reliable for those who choose transit. 28% of Toronto households do not have
access to a private vehicle, and 37% of Torontonians do not have a driver’s license.

● Encourage parking lot right-sizing. A commercial parking lot levy could encourage landlords
and tenants to ‘right size’ parking lots, ensuring that unneeded parking spaces be converted
into other, more productive use.

● Discourages negative impacts of paved space. Paved parking lots contribute to stormwater
and flooding issues, while paved parking lots make heatwaves worse by adding to the urban
heat island effect. A commercial parking levy would reduce the financial incentive for building
large commercial parking lots in prime urban space.

4 Sydney and Melbourne set their parking levies on an annual basis. The figures presented here are set at
a daily and hourly rate to make it easier to compare with the KPMG and City of Toronto reports.

3 Montreal’s levy is set per square meter. The top rate is set at $50.10 per sqm per year. Toronto’s
Chapter 200 declares the area of a parking space to be 5.6m x 2.6m = 14.56 m2. At $50.10 per square
meter, top levy per parking space would be $729.46 per year, the equivalent of $2.00 per day per spot, or
8.33¢ per hour.
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https://www.nyc.gov/site/finance/benefits/vehicles-manhattan-resident-parking-tax-exemption.page#:~:text=The%20current%20tax%20on%20rental,have%20to%20pay%20to%2010.375%25.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-127528
https://www.chicago.gov/city/en/depts/fin/supp_info/revenue/tax_list/parking_tax.html
https://portail-m4s.s3.montreal.ca/pdf/2023_tax_rates.pdf
https://www.translink.ca/about-us/about-translink/taxes-and-charges#:~:text=The%20Parking%20Tax%20rate%20of,Tax%20in%20the%20purchase%20price.
https://www.transport.nsw.gov.au/programs/parking-space-levy
http://link
https://www.toronto.ca/zoning/bylaw_amendments/ZBL_NewProvision_Chapter200.htm


Commercial Parking Levy: History at City Hall
City reports exploring a commercial parking levy

Two recent reports have provided costing details to the Mayor and City Council on this topic.

1. In a 2016 KPMG report,5 written for the city, the consulting firm concluded the following
expected revenues (which are highly dependent on how the tool is designed). The report
looked at two scenarios with two options each:

a. A levy of $1.50/day/spot (6.25¢ per hour) OR a levy at (6.25¢ per hour)
$0.50/day/spot (2.1¢ per hour);

b. A levy applied exclusively to paid spaces versus a levy applied exclusively to all
spaces

Based on these two factors, the 2016 KPMG report concluded that the levy would
result in revenues ranging from $35 million to $535.4 million annually.

2. A City of Toronto 2021 Updated Assessment of Revenue Options 6, presented to the
Executive Committee, showed expected annual revenues of $191 - $575 million

This chart can be found on p.10 of the report, also linked here.

It is important to note that both reports are calculated assuming no exemptions based on
geographic location or parking lot size. While the high end of these revenue projections is
illustrative of the power of this revenue tool, it is likely that if implemented, Council would grant
some exemptions based on equity, impacts on small businesses, and transit availability.

6 City of Toronto: 2021 Updated Assessment of Revenue Options

5 KPMG, 2016 https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf (p41):
https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf

5 / 7

https://www.toronto.ca/legdocs/mmis/2021/ex/bgrd/backgroundfile-168696.pdf
https://www.toronto.ca/legdocs/mmis/2021/ex/bgrd/backgroundfile-168696.pdf
https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf
https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf
https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf


The missing staff report

Council requested a report in 2020 from the CFO and Treasurer, in order to learn more
about the revenue potential, impacts, and design considerations for a commercial
parking levy. That staff report has not yet surfaced.

Although a single calculation on this parking levy appeared in the 2021 Updated Assessment of
Revenue Options, a report with possible approaches for implementation never surfaced.

The Clerk's office has indicated that this report has now been designated NCF or “Not Carried
Forward” into the 2022 term of Council7, rendering it essentially dead.

2020 Motion Wording

Item #: 2020EX13.2

10b - Motion to Amend Item (Additional) moved by Councillor Mike Layton (Carried)

That:

1. City Council request the Chief Financial Officer and Treasurer to report to the Executive Committee
before the 2021 Budget on possible approaches to implementing a commercial parking levy, as a
dedicated revenue stream for transit, climate initiatives and investment in resilience, providing an
analysis of the benefits and risks associated with the potential implementation of the levy, including:

a. any implication from the previously requested Stormwater charge report;
b. any costs associated with implementing such a levy;
c. revenues anticipated from such a levy and their impacts on meeting our transit and climate
change investment needs;
d. mechanisms for ensuring that small businesses are protected from any adverse impact that
can arise from such a levy;
e. consideration of exemptions for certain parking spots, as suggested by Toronto’s
TransformTO Reference Panel on Climate Action, including: accessibility, electric vehicle
charging, carpool, park-and-ride, car-share, and expectant mother parking spots;
f. appropriate cut offs to exempt smaller parking areas from the levy;
g. appropriate geographic variations in rates that differentiate suburban parking lots from inner
city lots; and
h. any potential impacts on competitiveness that might result from such a levy and mechanisms
to prevent them.

7 City Council Report Request Log 2018-2022
https://open.toronto.ca/dataset/report-request-log-city-council-and-its-committees/
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http://app.toronto.ca/tmmis/viewPublishedReport.do?function=getCouncilMinutesReport&meetingId=17180
https://open.toronto.ca/dataset/report-request-log-city-council-and-its-committees/


Vote (Amend Item (Additional)) Feb-19-2020 4:36 PM

Result: Carried Majority Required - EX13.2 – Layton – motion 10b

Total members that voted

Yes: 15

Members that voted Yes are

Paul Ainslie, Ana Bailão, Brad Bradford, Shelley Carroll, Mike Colle, Joe
Cressy, John Filion, Paula Fletcher, Mike Layton, Josh Matlow, Frances
Nunziata (Chair), Gord Perks, Anthony Perruzza, John Tory, Kristyn
Wong-Tam

Total members that voted

No: 10

Members that voted No are

Gary Crawford, Michael Ford, Mark Grimes, Stephen Holyday, Jim
Karygiannis, Cynthia Lai, Jennifer McKelvie, Denzil Minnan-Wong, James
Pasternak, Michael Thompson

Total members that were

Absent: 1

Members that were absent are

Jaye Robinson

Resources

● 2016 KPMG report including calculations for parking levy structure/revenue:
https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf

● 2021 City staff report with updated revenue options incl parking levy:
https://www.toronto.ca/legdocs/mmis/2021/ex/bgrd/backgroundfile-168696.pdf

● TTC 2023 proposed operating budget
● TransformTO Net Zero Strategy Technical Report, (transit details p.22)
● TTCriders 2023 Budget Backgrounder
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https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf
https://www.toronto.ca/legdocs/mmis/2016/ex/bgrd/backgroundfile-98725.pdf
https://www.toronto.ca/legdocs/mmis/2021/ex/bgrd/backgroundfile-168696.pd
https://ttc-cdn.azureedge.net/-/media/Project/TTC/DevProto/Documents/Home/Public-Meetings/Board/2023/January-9/1_2023_TTC_Conventional_and_Wheel_Trans_Operating_Budgets.pdf?rev=4adba554f8904c9ebd8f73dcbb2edc9f&hash=2302BD43D9A0703CDD7242198881C545
https://www.toronto.ca/wp-content/uploads/2022/04/8f02-TransformTO-Net-Zero-Framework-Technical-Report-Parts-1-2.pdf
https://www.toronto.ca/wp-content/uploads/2022/04/8f02-TransformTO-Net-Zero-Framework-Technical-Report-Parts-1-2.pdf
https://www.ttcriders.ca/2023budgetbackgrounder

