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Preface

This report was prepared to help residents, condo boards, and community stakeholders understand the potential
economic implications of the proposed Billy Bishop Airport expansion. While public discussion has largely focused
on noise, traffic, and environmental considerations, the City of Toronto’s May 2026 staff report identifies several

significant financial and structural risks that have not been widely communicated.

The purpose of this document is to translate those findings into clear, accessible language so that waterfront
communities can make informed contributions to the federal public consultation. This is not an advocacy
document and does not take a position for or against the airport. It is a community-driven effort to ensure that the
economic impacts identified by the City are part of the public record.

All analysis is based on publicly available information, including the City’s staff report, planning documents, and
standard real estate and municipal finance principles. No funding was provided for the preparation of this report.

Residents who wish to support the inclusion of this analysis in the federal consultation may add their name as an
Endorser. Endorsers are simply individuals who agree that this report should be submitted for consideration. It is
not a petition, political statement, or organizational affiliation — only a request for transparency and informed
decision-making.

To comment or to add your name to the submission, please forward by email to: info@patientcommando.com
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Executive Summary

Toronto’s waterfront is one of the most valuable residential corridors in Canada. It contains more than 50,000
condominium units, billions in homeowner equity, and the city’s largest pipeline of future housing supply. The
proposed expansion of Billy Bishop Airport — including runway lengthening, jet aircraft introduction, and Special
Economic Zone powers — represents a material and immediate threat to that value.

City staff warn that even incremental aviation expansion can generate “multi-dimensional and interdependent
impacts that extend beyond the airport boundary” (City Report, p.1). The introduction of jets is not incremental. It
is a structural change that directly affects:

e Property values and resale liquidity

e Development feasibility and future housing supply

e Investor behaviour and mortgage stability

e Neighbourhood livability and environmental quality
e Municipal tax revenues and long-term fiscal capacity

Under a realistic worst-case scenario — a 15% value impairment in the most exposed waterfront band — the
expansion could trigger:

e  $6 billion in lost homeowner equity

e $3-3.6 billion in investor equity loss

e  750-1,800 units at risk of distress or default

e A multi-year sell-off across the waterfront and downtown

e  Structural damage and higher maintenance costs for buildings not designed for jet vibration
e 5,000-7,000 pre-construction buyers at risk of failed closings due to appraisal gaps

e Millions in lost annual municipal tax revenue from cancelled or downsized developments

e Citywide tax burden shifting as localized assessment declines force redistribution

This report outlines the mechanics of these risks, the behavioural triggers that could accelerate them, and the
implications for homeowners, investors, taxpayers, and Toronto’s long-term housing and fiscal stability.

Purpose and Neutrality Statement

This analysis is not intended to advocate for or against airport expansion. Its purpose is to translate the City of
Toronto’s May 2026 staff findings into a clear, evidence-based assessment of the potential economic risks to
homeowners and investors. The report applies standard market-risk methodologies to publicly available planning
data to help readers understand how changes to noise exposure, airspace constraints, and land-use conditions
could affect property values, mortgage stability, and future housing supply. It is offered as a decision-support tool,
not a political position.
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1. The Expansion: What's Changing and Why It
Matters

The proposed expansion of Billy Bishop Airport is not a routine infrastructure upgrade. It is a fundamental
reconfiguration of how the airport interacts with the surrounding city.
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1.1 Runway Lengthening and Jet Aircraft Introduction

The Province has proposed extending the runway to accommodate jet aircraft — a use currently prohibited under
the Tripartite Agreement. City staff note that runway extensions and jet operations would expand Noise Exposure
Forecast (NEF) contours, making many areas “incompatible with new residential development” (City Report,
p.14).

Jets introduce:

e Higher noise levels

e More frequent low-altitude operations
e  Greater air quality impacts

e  Stronger blast effects

e Increased operational pressure

These effects directly translate into lower property values, reduced desirability, and higher operating costs for
buildings.
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1.2 Special Economic Zone (SEZ) Powers
Declaring the airport a Special Economic Zone, would allow exemptions from:

e Municipal planning approvals
e Zoning

e  Environmental review

e Local community protections

City staff warn that SEZ designation would allow the Province to override municipal authority and impose land uses
that conflict with residential neighbourhoods (City Report, p.9).

Markets price this as planning uncertainty, which reduces value.

1.3 Land Takings and Shoreline Modifications
Bill 110 allows the Province to seize:

e  Portions of Little Norway Park

e  Waterfront promenades

e Dockwalls

e  Rights-of-way

e Toronto Island lands and waterlots

Little Norway Park already serves a neighbourhood with below-average parkland provision (City Report, p.26). Any
loss or disruption reduces neighbourhood livability — a key driver of condo value.

Shoreline modifications, including potential lakefill, would alter:
o Views
e  Public realm quality

e  Waterfront identity

These are core components of the waterfront premium embedded in condo pricing.

5|Page
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1.4 A Dense Urban Waterfront Is Uniquely Vulnerable

The City report emphasizes that the waterfront is a constrained, dense urban environment, where even small
aviation changes produce outsized impacts (City Report, p.1).

The expansion is not small.

It is a system-level shock to the physical, economic, and social fabric of the waterfront.

Methodology

The analysis draws on three inputs:
(1) the City of Toronto’s May 2026 staff report on the proposed Billy Bishop expansion;

(2) established economic literature on airport-adjacent property valuation, noise exposure, and land-use

constraints; and

(3) market-risk modelling commonly used in real estate finance, including scenario analysis, behavioural
cascade modelling, and investor-sensitivity testing.

All quantitative estimates (e.g., value impairment, equity loss, distress exposure) are scenario-based and reflect
conservative assumptions grounded in current market conditions.
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2. Direct Economic Impacts on Property Values

The introduction of jets and runway lengthening affects property values through three primary mechanisms:

1. Noise and NEF expansion
2. Height and airspace restrictions
3. Stigma and market perception

Each mechanism independently reduces value. Together, they create a compounding effect.

2.1 Noise, NEF Expansion, and Livability Impacts
City staff warn that NEF contours would expand significantly with jet aircraft (City Report, p.14). This expansion:

e  Reduces the number of parcels suitable for residential development
e  Forces costly mitigation (sealed windows, mechanical ventilation)

e  Reduces balcony usability

e Increases noise complaints

e Lowers buyer willingness to pay

OECD airport-noise studies consistently show 5-20% value reductions in high-noise zones.

In Toronto’s waterfront context — where the premium is tied to tranquility, views, and outdoor space — the upper
end of that range is plausible.

Structural and Maintenance Cost Exposure

Most existing waterfront condominium buildings were not designed to withstand the vibration, acoustic pressure,
and particulate load associated with sustained jet operations. Increased vibration accelerates wear on window
seals, balcony membranes, concrete fagades, and mechanical systems. Because reserve funds do not account for
jet related degradation, buildings may face unplanned capital expenditures and special assessments, increasing
maintenance fees and reducing net returns for investors.
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2.2 Height and Airspace Restrictions

NAV CANADA and Transport Canada impose height limits to protect flight paths. City staff note that the expansion
would increase the number of buildings subject to objections (City Report, p.18).

This creates:
e Hard caps on building height
e Entitlement risk (lenders price this aggressively)
e  Planning delays
e Reduced density potential

e Lower residual land values

For developers, this is equivalent to a down-zoning, even if the Official Plan remains unchanged.

2.3 Stigma: “Airport Zone” Replaces “Waterfront Living”
Real estate markets are narrative-driven. Once a neighbourhood is perceived as:

e Noisy

e Polluted

e Congested

e  Under flight paths
Buyers discount it — permanently.

This is the same mechanism that depresses values near highways, rail corridors, and industrial uses.

The waterfront’s brand equity is fragile. The expansion directly undermines it.
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3. Quantifying the Equity Loss

Using a conservative but realistic worst-case scenario:

e 50,000 units materially affected
e  Average value: $800,000
e Value impairment: 15%

Total homeowner equity loss: S6 billion
Investor equity loss: $3—3.6 billion

City staff note that up to 94,000 planned units fall within affected airspace (City Report, p.20). The long-term
impact could be even larger.

Basis for Scenario Inputs

The estimate of 50,000 materially affected units reflects the concentration of existing condominium stock in
Bathurst Quay, Fort York/CityPlace, Harbourfront, South Core, East Bayfront, and Humber Bay Shores. The 15%
impairment assumption aligns with international evidence showing 5-20% value reductions in high-noise
airport-adjacent zones, with the upper end observed in dense waterfront environments where noise conflicts with
residential and recreational uses. The distress estimate (750—1,800 units) reflects a conservative assumption that
10-20% of high-risk investor-held units (approximately 7,500—9,000 units purchased at high loan-to-value ratios
between 2021-2024) could face refinancing challenges, negative equity, or forced sale conditions under this
scenario.

9|Page
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4. Behavioural Cascade: How a Market Sell-Off
Starts and Accelerates

A Market Already Under Stress

Toronto’s condominium market is entering this period from a position of weakness. Prices in many downtown
buildings are already 15-20% below peak, listings have risen sharply, and investor cash-flow stress is widespread
due to higher interest rates and stagnant rents. Pre-construction absorption has slowed to multi-year lows, and
assignment listings have increased significantly. In this context, the airport expansion acts as an accelerant: it
introduces a new structural risk into a market already struggling with liquidity, confidence, and refinancing
pressure. As a result, the behavioural cascade described in this section could unfold more quickly than in a stable
market.

Real estate markets rarely collapse because of a single factor. They collapse when multiple stressors converge and
trigger a behavioural chain reaction. The proposed Billy Bishop expansion introduces exactly the conditions that
activate this cascade.

City staff have already warned that even incremental aviation changes can create “multi-dimensional and
interdependent impacts” across the waterfront (City Report, p.1). The introduction of jets is not incremental — it
is a structural shock.

The expansion introduces the exact conditions that trigger a sell off:

e Negative equity

e Negative cash flow

e Loss of confidence

e Liquidity fear

e Social proof of distress

Below is the full behavioural sequence, written for homeowners and investors who need to understand how
quickly a localized problem becomes a market-wide event.

4.1 Phase 1 — Early Tremors (Months 0—6)

Investors move first.
They are the most leveraged, the most sensitive to cash-flow changes, and the least emotionally attached to their
units.

Triggers:
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e  First listings appear at discounted prices

e Assignment listings spike

e Realtors begin advising clients to “wait and see”

e Media reports highlight “softness in waterfront condos”

City staff note that NEF expansion and airspace constraints will affect tens of thousands of units (City Report,
p.20). Investors understand what that means before the general public does.

Outcome:
A quiet but noticeable increase in listings. Prices begin to slip.

4.2 Phase 2 — Liquidity Crunch (Months 6—12)

This is where the market begins to feel the pressure.

e Listings double

e Days-on-market triple

e Appraisals come in low - failed closings

e  Banks tighten underwriting in affected postal codes

e Developers delay projects = panic among pre-construction buyers

City staff warn that height restrictions and NEF expansion will impose new design burdens and reduce
development feasibility (City Report, p.21). Lenders price this as risk.

Outcome:
Liquidity dries up. Sellers outnumber buyers. Prices fall further.

4.3 Phase 3 — Panic Selling (Months 12—-24)

This is the tipping point.
Owner-occupiers begin to list “just in case,” driven by:

e Noise, pollution, and traffic deterioration
e Loss of neighbourhood identity

e  Fear of being trapped in an unsellable unit
e Visible price cuts in nearby buildings

City staff note that Bathurst Quay already experiences significant noise and air quality impacts (City Report, p.8).
Jets amplify these issues.
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Outcome:
Forced sales, power-of-sale listings, and widespread negative equity.

4.4 Phase 4 — Capitulation (Months 24-36)

The market reaches its bottom only when forced sellers are exhausted.

e Buyers disappear

e  Prices stabilize at a lower baseline

e Some buildings become “distressed assets”

e Lenders quietly offload non-performing loans

e Developers walk away from land options or sell at a loss

Outcome:
A multi-year recovery timeline. The waterfront’s brand is damaged.

The Waterfront At Risk — V1.3
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5. Impact on the Condo Market and
Development Pipeline

The waterfront is Toronto’s largest housing pipeline. The expansion threatens both existing stock and future
supply.

5.1 Existing Condo Stock: Value Impairment and Mortgage Stress
Using Scenario:

e 50,000 units materially affected
e  15% value impairment
e $6B in lost equity

City staff note that noise exposure reduces residential desirability and feasibility (City Report, p.21). This directly
affects:

e  Refinancing

e  HELOC eligibility

e Mortgage renewals

e Investor cash-flow stability

High-LTV buyers (2021-2024 vintages) are especially vulnerable.

5.2 Investor-Owned Units: The Weakest Link

With 50-60% investor ownership in many waterfront towers, the expansion hits the most fragile segment of the
market.

Investors face:

o Negative cash flow

e Negative equity

e Higher interest rates

e Lower rental demand in noisy, congested areas

City staff note that Bathurst Quay already faces traffic congestion and operational impacts (City Report, p.8). Jets
worsen these conditions.

13| Page

The Waterfront At Risk — V1.3



Outcome:
Investors exit first, accelerating price declines.

5.3 Pre-Construction Market: Appraisal Gaps and Failed Closings
Pre-construction buyers face:

e Appraisals coming in below purchase price
e Inability to secure financing

e Assignment losses

e Deposit forfeiture

Developers face:

e Higher cancellation risk

e Lower presale absorption

e Higher financing costs

o Delayed or cancelled launches

City staff warn that 94,000 planned units fall within affected airspace (City Report, p.20). This is the core of
Toronto’s future housing supply.

Near-Term Closing Risk (2026—2028 Completions)

Toronto is entering the largest wave of condo completions in its history, with approximately 35,000 units
scheduled to close between 2026 and 2027. Industry analysts estimate that 15—-20% of purchasers are currently
unable to secure financing at prevailing interest rates, placing 5,000—7,000 units at risk of failed closings even
before accounting for the airport expansion. Jet related noise, NEF expansion, and planning uncertainty could
further depress appraisals in waterfront buildings, widening appraisal gaps and increasing assignment losses. This
compounds the risk of cascading project-level distress.

5.4 Affordable Housing: Targets Become Unachievable

The City’s target of 30% affordable rental housing in the Port Lands (City Report, p.2) becomes harder to finance
when:

e Land values fall

e  Construction costs rise

e Lenders tighten

o Developers face higher risk

14|Page
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Outcome:
Affordable housing becomes more expensive to deliver — or doesn’t get delivered at all.
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6. Geographic Impact Analysis — How Property
Values Are Destroyed

The expansion affects the waterfront in three concentric zones, each with different economic consequences.

6.1 Red Zone — Direct Impact (15%+ Value Impairment)

Direct value impairment (Red Zone)

The most exposed waterfront towers face:

15%+ value reduction

Noise, vibration, and air quality deterioration
Loss of view premiums

Height restrictions and airspace constraints

”

Stigma: “airport zone” replaces “waterfront living

Neighbourhoods:

Drivers:

Bathurst Quay

Fort York / CityPlace
Harbourfront

South Core waterfront edge
East Bayfront

Port Lands (western edge)

NEF expansion

Height restrictions

Noise and air quality deterioration
Loss of waterfront identity

City staff note that runway extensions may be within 150 metres of Ontario Place (City Report, p.28), illustrating
how close the impacts are to residential areas.

The Waterfront At Risk — V1.3
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6.2 Orange Zone — Secondary Spillover (5-10% Drag)
Neighbourhoods sharing buyer pools or “near-waterfront” identity see:
e  5-10% relative underperformance
e Buyers avoiding anything south of the rail corridor
e Lenders tightening underwriting
Neighbourhoods:
e Liberty Village
e  St. Lawrence / Distillery
e  Canary District
e West Queen West condo pockets
e Humber Bay Shores
Drivers:
e Shared buyer pools

e Shared investor profiles
e Perception of “near-waterfront risk”

6.3 Yellow Zone — Broader Drag (0—-5% Drag)

Downtown high-rise markets experience:

e Slower absorption

e Lower pre-construction sales

e Investor retreat from the condo asset class
Neighbourhoods:

e Downtown East

e Downtown West

e Midtown investor-heavy nodes
Drivers:

e Investor caution

e Lender tightening
e Slower pre-construction absorption

The Waterfront At Risk — V1.3
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7. Policy Implications

The expansion creates systemic risks that extend beyond individual homeowners.

7.1 Housing Supply Risk

City staff note that the Port Lands alone represent 3,000 affordable homes (City Report, p.2).
If land values fall and financing tightens, these units become harder to deliver.

7.2 Condominium Fee Arrears and Lien Priority

In Ontario, condominium corporations have statutory priority over mortgage lenders for unpaid common
expenses. In a stressed market, this creates a compounding risk: owners facing mortgage pressure may also fall
behind on maintenance fees, forcing condo corporations to issue liens or increase fees to cover arrears. Higher
fees further depress unit values and rental yields, accelerating investor exits and increasing the likelihood of forced
sales.

7.3 Waterfront Revitalization Risk

The expansion undermines:

e  Public realm investments
e Parkland improvements
e  Cultural destinations

e Tourism assets

City staff warn that noise and jet blast will damage the experience of Ontario Place, Trillium Park, and the
waterfront promenade (City Report, p.28).

7.4 Equity and Livability Risk

Bathurst Quay already has below-average parkland provision (City Report, p.26).
Losing Little Norway Park worsens this.
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7.5 Municipal Revenue Risk: How the Expansion Shrinks Toronto’s Tax
Base

While Toronto’s property tax system is revenue-neutral at the citywide level, the proposed airport expansion
creates localized and structural tax base losses that cannot be offset through routine levy adjustments. These
losses arise not from general market fluctuations, but from two distinct mechanisms: Development Destruction
and Assessment Asymmetry, compounded by the elimination of future new multi-residential tax uplift.

1. Development Destruction — Permanent Loss of Assessment Growth

City staff note that up to 94,000 planned units fall within affected airspace and height-restriction zones (City
Report, p.20). NAV CANADA's obstacle limitation surfaces and missed-approach requirements impose strict height
caps on buildings under jet flight paths. If developers are forced to scale down 40-storey towers to 20 storeys,
redesign projects, or abandon sites entirely, thousands of planned units will never be built.

This represents a permanent loss of future assessment growth.

Toronto relies heavily on “Assessment Growth” — the net-new tax revenue generated by newly completed
buildings — to fund services without raising tax rates. When high-density waterfront projects are cancelled or
downsized, the city loses millions in recurring annual revenue that would otherwise have flowed from these
developments.

This is not a temporary dip. It is a structural contraction of Toronto’s long-term tax base.

2. Assessment Asymmetry — Localized Depreciation and Citywide Tax Shifting
While citywide market declines do not reduce municipal revenue, localized value drops do.

If the 25,000-30,000 existing homes under the expanded flight path experience disproportionate value
impairment due to jet noise, balcony loss, and air quality deterioration, their assessed values will fall relative to the
rest of Toronto.

When MPAC conducts the next province-wide reassessment, owners in these specific waterfront communities will
have strong grounds to appeal their assessments based on environmental blight and loss of quiet enjoyment.

Successful appeals shrink the assessed value of the affected neighbourhoods. Under Ontario’s levy system, this
creates a zero-sum redistribution:

e The waterfront tax base contracts
e  The levy must still be raised
e The shortfall is redistributed across the rest of Toronto

This means higher taxes for everyone else — especially low-density homeowners.

Neighbourhoods that have historically benefited from low assessments and low density — detached and
semi-detached areas — will absorb a disproportionate share of the shift.
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In effect, the airport expansion forces:

e  Midtown and uptown homeowners
e  Scarborough and North York detached homes
e  East York and Etobicoke low-rise neighbourhoods

..to subsidize the tax losses created along the waterfront.

This is not a political argument. It is a mechanical outcome of Ontario’s assessment system.

3. Loss of New Multi-Residential Premium Tax Uplift

Toronto’s highest-yielding residential tax growth comes from new multi-residential developments, which
generate substantial assessment uplift in their first years on the tax roll.

By suppressing or delaying the completion of the 94,000 units in the pipeline, the expansion eliminates:

e The premium early-life tax yield from new towers
e The compounding annual revenue those units would generate
e The stabilizing effect of high-density assessment growth on the city’s finances

This is the most fiscally damaging form of lost revenue because it removes the future tax base Toronto is counting
on to fund services without raising rates.

4. The Predictable Counter-Argument

Proponents of the expansion may argue that increased airport activity generates broader economic benefits.
However:

e Airport profits do not fund municipal services
e  Provincial income taxes do not fund municipal services
e  Tourism spending does not fund municipal services

Toronto’s operating budget is funded primarily through property taxes. Trading high-density residential
assessment for expanded jet operations directly reduces the city’s long-term fiscal capacity and shifts the burden
onto taxpayers citywide.

Limitations

This report is a forward-looking scenario analysis, not a prediction. It does not model every possible outcome, nor
does it account for future policy interventions, infrastructure investments, or market-stabilizing measures that
governments or lenders may introduce. The analysis relies on publicly available data, which may evolve as more
detailed airport expansion plans are released. All estimates should therefore be interpreted as indicative ranges
designed to illustrate potential risk exposure, not definitive forecasts.
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8. Conclusion

The proposed Billy Bishop Airport expansion is not simply an aviation decision. It is a housing market destabilizer, a
neighbourhood disruptor, and a multi-billion-dollar threat to homeowner and investor equity.

City staff have already warned that even incremental aviation changes can create “multi-dimensional and
interdependent impacts” across the waterfront (City Report, p.1). The introduction of jets is far more than
incremental. It introduces:

e Direct value impairment to tens of thousands of existing homes

e  Structural and maintenance risks for buildings not engineered for jet vibration

e Height restrictions and planning uncertainty that undermine development feasibility
e  Pre-construction failure risk during the largest closing wave in Toronto’s history

e Investor-driven behavioural cascades that can accelerate market decline

e Permanent loss of future tax base from cancelled or downsized developments

e Citywide tax burden shifting as localized assessment declines redistribute the levy

These impacts extend far beyond the waterfront. They affect Toronto’s fiscal health, its housing pipeline, its ability
to deliver affordable housing, and the tax burden carried by residents across the city.

Homeowners and investors deserve to understand the stakes — and to have a voice in the decisions that will
shape the future of their homes, their neighbourhoods, and their financial security. This report is offered as a
community-driven contribution to that conversation.

Disclosure

No funding or financial support was provided for the development of this report. An Al-assisted drafting tool was
used to help organize research, structure the analysis, and refine the written narrative; all interpretations,
conclusions, and scenario modelling remain the responsibility of the author. This report reflects a
community-focused effort to surface potential risks and support informed public discussion about the future of
Toronto’s waterfront.
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