November 5, 2012

Executive Committee Item EX24.1.
Re: Port Lands casino comments

I 'am here today because the Ernst and Young report does not include many of the
positive points that I had given to Mr. Barrett both written and verbally in my meeting
with him. (See September 2012 letter-plans provided)

e [ found Ernst and Young’s report biased towards the Port Lands. To my
knowledge Mr. Barrett has only been to the Port Lands once in his life. Tam sure
he is an excellent accountant but not familiar with development or gaming.

In my estimation the report seems to have already picked a casino location,

o ] agree with the report that 25 acres is needed for a fully integrated entertainment
3 Million Square Foot complex. Better financially for the city than a stand alone
casino. And the Portlands is the best location to accommodate it.

o Ihave a big problem with the land numbers as I don’t think they are realistic, but
that is for a future discussion.

e To say the Port Lands cannot compete with the Exhibition has not been
financially reviewed.

e The report does not state that there is currently a 32 acre commercial site of which
the city owns 28 acres of it plus the city owns 40 acres part of which is leased to
Cirque du Soleil on the East side of Cherry Street.

e Soil Remediation, flood protection and infrastructure can be dealt with as it was
on Queens Quay. A red herring.

e You can access the Port Lands via the Don Valley, Cherry Street, Carlaw, Leslie
via Commissioners and Villiers which are never busy and can easily handle the
increased volume of traffic.



© The Port Lands being away from many commercial facilities is a good thing. The
Casino will attract approximately 25 000 people each day and 50 000 people each
day on weekends and holidays. Seven thousand parking spots for staff and the
public are required for a resort casino. For the business to be successful, there
must be easy access and not mixed use parking. What other site can
accommodate these important elements? Also, not noted by Mr. Barrett in the
Ernst and Young report is that two major casinos have expressed interest in
locating on the Port Lands site if it is selected.

e [ agree with the many councilors regarding their concern about a casino on
the other sites affecting existing residential and commercial development, traffic
congestion, parking density, mixing of young families and adults, - none of these
are a problem in the Port Lands.

e Both the City of Toronto and Waterfront Toronto agree a major catalyst is needed
to financially kick start business in the Port Lands. Everyone realizes with
downtown Toronto’s rapid growth driving in and out of the city has become a
nightmare. That is why so many people want to live downtown. Delivery of
goods from the surrounding municipalities has become a time transportation
problem. There is now a need to build hundreds of thousands of industrial
commercial space to better serve the inner city. Developers as well as ourselves
are prepared to build immediately on freehold land east of Cherry as soon as the
services can be provided.

The city will accomplish two dual purposes; they get a resort casino and have the
ability to develop the Port Lands now which will generate huge revenues from
land sales and taxes.

e Note that the city is currently not getting any tax revenue on 400 acres.

o We propose a temporary casino on the land part of which is currently leased
to Cirque du Soleil on Cherry Street which could be up and running in 9
months. A permanent casino would take a minimum of 3-4 years to build.
The temporary casino would generate over $700 Million per annum or $2.8
Billion over 4 years for the city and the OLG. A portion of this money could
pay for infrastructure costs. (plans provided)

The reported immediate infrastructure cost of $450 million is not even close to
being realistic -another red herring. The infrastructure study should be
reviewed with the city and developer's consultants, based on what will be
constructed in the near future not ten to thirty years from now.



° To the politicians who are against casinos, I have some suggestions.
Continue to hate the casinos, but take their money for the City of Toronto and
do good things with it, like keep open swimming pools and parks, the homeless,
transportation and affordable housing to name a few projects.

Develop the Port Lands now as the other sites are already developed.
o Don’t cheat the citizens of Toronto out of this once in a life time yearly cash

flow. When you know the personal issues you are concerned about will still
not be solved if a casino is placed in an adjacent municipality.

As the developer of The Docks and Polson Pier, we have been a successful
commercial enterprise since 1996 and have had up to 50 000 weekly visitors.

[ know from my 44 years of commercial experience that the Port Lands is the best site
for a resort casino.

[ 'and my colleagues would be happy to work with the city if they require our
assistance.

Respectfully,

Jérry Sprackinan

Landlord of 11-55 Polson Street
11 POLSON STREET
TORONTO, ONTARIO

M3A 1A4

416.469.5655
www.theDocks.com



Personal & Confidential
September 2012

To: Mr. John Barrett - Partner & Senior Vice President of Ernst &Young Inc.
From: Jerry Sprackman

Subject: CityPort Resort Casino Comments (Known as Polson Quay) Given to Ernst and
Young at my meeting with Mr. Barrett

Toronto is the only major city in Canada that does not have a casino. Vancouver has
two, Calgary has six and Montreal has a massive one. Ottawa recently approved a
casino in an overwhelming vote. Building the casino would benefit Toronto for the
following reasons:

e The casino will definitely attract tourists. Toronto has one of the fastest growing
sources of tourists being from Asia who love to gamble. There are approximately
one million Asians currently living in the Metropolitan Toronto area.

e It will stimulate existing businesses restaurants, theatres, hotels and convention
facilities.

e A casino in Toronto will help get rid of illegal card rooms and illegal table games
that flourish in the city. Let the government receive the tax dollars.

e It will stimulate existing businesses restaurants, theatres, and hotels and
convention facilities. The casino will attract approximately 25,000 people
Monday through Friday and 50,000 people on weekends

o The politicians who are not in favour of casinos should realize that if not in
Toronto, a casino will locate in one of the adjacent municipalities or Hamilton,
where they would be welcomed. Their protection of the public would have been
in vain. They can continue to dislike the idea of a casino, but they should take
advantage of the money generated by it for projects they believe in. Examples
include: transportation, swimming pools, parks, the homeless, and affordable
housing to name a few. Some of the positive benefits by locating the casino at
CityPort would be that when developed the city would receive rent and taxes of
approximately one hundred million dollars per annum. Any bank would do a long
term debenture of 1.6 billion dollars at very favorable long term rates which the
city could use to pay down existing debt or use it for whatever the city requires.
(See attached tax analysis)

e Both the City of Toronto and Waterfront Toronto agree a major catalyst is needed
to financially kick start business in the Port Lands. Everyone realizes with
downtown Toronto’s rapid growth driving in and out of the city has become a
nightmare. That is why so many people want to live downtown. Delivery of
goods from the surrounding municipalities has become a time transportation



problem. There is now a need to build hundreds of thousands of industrial
commercial space to better serve the inner city. Developers as well as ourselves

are prepared to build immediately on freehold land east of Cherry as soon as the
services can be provided.

° The casino will employ 10,000 full and part time workers during the first phase of
construction and operation of the facilities.

° Remember when Sunday shopping was an issue and would destroy religion and
family time then the province tried it and was accepted and embraced by the
public.

e To ban a casino in Toronto is like saying we should ban alcohol. There are more
problems with alcohol and prescription drugs, than with gambling.

The CityPort site is a far better alternative than the Exhibition for the following
reasons:

o The Exhibition should not mix family entertainment with adult entertainment.
They should not co-exist.

e Currently 30,000 cars a day pass the Exhibition on Lakeshore. The Exhibition
would need new entry roads off Strachan and Bathurst Street. This would be hard
to accommodate as it would take years to plan and develop. Driving on King or
Queen during busy times, with the addition of Liberty Village, is a traffic disaster.
Friends of ours have spent an hour trying to get to a function at the Liberty Grand
from the centre of the city. Imagine the casino attracting 25 000 more cars a day
and 50 000 cars per day on the weekend, adding to the existing traffic problems.

e The exhibition site has been home to the CNE for the last 133 years. If the CNE
was required to relocate to allow a casino on the site there would be public uproar.
It is questionable whether the two uses could co-exist.

e Exhibition Place is home to several buildings which have been named significant
under the Ontario Heritage Act. Their continued existence may be compromised
by the addition of a casino to the site.

o The Exhibition is also home to the Honda Indy. The limitations that the Indy
place on access to the site would make the operation of a casino difficult (if not
impossible) during the event.

e The Exhibition currently has development plans to expand the District Energy
Convention Centre by roughly 370,000 sf. (to the west) precluding development
in this area. BMO field is also proposing an 8,000 seat expansion to the east
which limits development even further.



° Exhibition Place has plans for a two tower hotel scheme in the location of the
existing Stanley Barracks. The first tower: slated for completion prior to the 2015
Pan Am games would include 360 guest rooms. This would be direct competition
for a Casino/Resort Hotel.

e Itis our understanding that it would be difficult to construct one consolidated
facility on the Exhibition Grounds. With Toronto’s weather being inclement 6
months a year the concept of having separated facilities that you have to walk or
drive between is a definite negative. On the CityPort site it would be easy to
create a consolidated indoor facility which allows for one continuous environment
while opening to the water’s edge promenade during the summer season.

° There currently isn’t any family residential development around the CityPort site
to be disturbed by construction or the operation of a casino.

© Cherry Street has limited traffic today and if necessary can be expanded by two
lanes from Commissioners to Polson. The traffic patterns east of Yonge Street to
Leslie are not a problem.

° The two major expressway exits are five minutes from CityPort.

o The Island Airport and city centre are approximately ten minutes away.

e Itis easy to police CityPort as there are few easily controlled access points to the
site.

e The CityPort site is the only site that has an ample amount of room for future
expansion.

©  When a casino is spending over two billion dollars they want the best maximum
exposure to be seen by as many people as possible. The CityPort site can satisfy
this requirement.

e CityPort would have exclusive parking for 7,000 cars. For a business to be
successful there must be easy access and separate parking which the Exhibition
cannot deliver with all its mixed used developments.

o  We have met with four major casinos and they want a minimum of 20 to 30 acres.
CityPort meets this requirement.

CityPort proposes a temporary casino on the land currently leased to Cirque du
Soleil on Cherry Street which could be up and running in 9 months. A permanent
casino would take a minimum of 3-4 years to build. The temporary casino would
generate over $700 Million per annum or $2.8 Billion over 4 years for the city and
the OLG. This does not even contemplate the monies the city would receive from
leasing the property to the casino.



The CityPort site is a far better alternative to the Metro Convention Centre site for
the following reasons:

The proposed expansion of the Metro Convention Centre over the rail corridor to
allow for a gaming floor is rife with constructability issues which will escalate the
price of construction.

The site is constricted on all sides limiting the footprint of the development and
any potential for future expansion.

There are currently 2 600 parking spaces on the site. There is limited room for
expansion of parking. We estimate a total of 7 000 spaces are required for the
casino over and above the requirements for the existing hotels and convention
facilities.

Vehicular access to the site is terribly congested. (85% of visitors to the casino
will arrive by car) A Casino will attract 25 000 cars a day during the week and
50,000 a day on the weekends. Even without events at Air Canada Centre and the
Rogers Centre traffic at York and Front Streets is a problem! Imagine the traffic
gridlock with a casino.

The city would not benefit as much financially as the site is owned by private
enterprise.

A casino/resort development at CityPort would provide the stimulus to kick start
development in the Portland’s Precinct. Both Waterfront Toronto and the city
agree a catalyst of this scale is needed.

The proposed new Toronto official plan along with Waterfront Toronto supports
mixed used development on our site. Waterfront Toronto has just approved our
site for current development and has taken it out of their floodplain study.

CityPort area has been zoned commercial since 1996 and has handled upwards of
50 000 people a week during the summer.

Customers will be able to be shuttled by ferry and water taxi with the option of
free day docking for pleasure boats. Helicopter service is available as we have our

own heliport.

I think it’s important to address the Lafarge lands:

In our 13 years of operation “The Docks / Polson Pier” and Lafarge have had no
issues as to transportation or interference with each of our operations. In fact it
has been total cooperation. Lafarge wishing to operate for a long time gives us no
concern. Traffic lanes for easy access for their trucks would be provided and



legal notice in residential title documents would protect Lafarge’s rights. Lafarge
must have docking rights for their ships which gives a romantic touch to the
environment. Lafarge makes little noise and will not bother any of the condos
which would be built on top of and around the above ground parking decks. The
residences would have an unobstructed view of the magnificent Toronto skyline.

The CityPort site is the only site which could accommodate a resort casino.

(-]

The resort would feature eight commercial/residential towers. These would
primarily cater to young active adults who prefer a live / work lifestyle. This
would also provide the employees of the resort with a community that is both
close to home and to work. Those who wish to live in this residential community
will be in the vicinity of to their work while being able to enjoy the waterfront and
the outdoor activities surrounding it. The CityPort Resort would be the only
downtown gated community.

To achieve the maximum benefit for the city, we believe the city should
recommend the site to the province and at the same time ask the casinos to bid
on the site. This way the city will achieve the optimum price for the land and the
province the highest percentage of the sales. I am sure the province will help to
kick start the development of the site by contributing to the servicing and
transportation costs. How much is yet to be determined. To my knowledge the
city does not pay taxes on their land sales if they choose to go that route.
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Scoftt Niepage <scott@yeomantax.com> Fri, Jul 20, 2012 at 10:50 AM
To: "jerry.sprackman@gmail.com” <jerry.sprackman@gmail.com>, "Richard Ziegler (RZiegler@rzarchitect.com)"

<RZegler@rzarchitect.com>

Hi Jerry and Richard,

Please see the attached spreadsheets showing the two versions (two tabs) of tax estimates. V2 is the estimate
with the retail component.

As previously discussed, the Casino portion includes the Casino itself, the Theatre, Hotels, and Parking. This is
because the value of the Casino will most likely be done based on a Proforma or income approach similar to that
of Fallsview and Windsor. Fallsview is currently at a 56.4% Cost to Assessment Factor (Project Cost x 56.4% =
Assessmenl). |have adopled this as being a rough estimate as to the assessment for the Casino portion of the

subject property.

In respect of the parking, the Retail/Residential parking has been covered in the Residential and Retail tax
component. For the Satelite parking, which | understand will be used for casino purposes and part of the $2
Billion project cost, it is incorporated in the Casino Tax estimate. In order to account for the additional tax that it
may generate due to it being offsite, | increased the cost to assessment factor to 60%. Although this is an
arbitrary figure, | thought that you may want to consider it as a potential added tax amount.

As you are aware, the attached is a very rough “ballpark” estimate and to be used for discussion purposes only.
This is due to the somewhat limited information, the unknown of future tax rates, market conditions, etc.

Please review and if you have any questions or require any amendments, please don't hesitate o contact me.

Thanks,

Scott

PARALEGAL PROFESSIONAL CORPORATION

t”v YEOMAN & COMPANY



vE'SSL'ELOBE  $

2jewns3 xey jeyo)

%0v-95 00000085 § ] 000°0D0C00T WIIAS]IE]
ROO €L 000'00'0EZ___§ | 000000000 S L)
e JUILISTBITY 1500 Peloig oujsa)
dn xieg.
00°000'000'9€ § %00'E 000°000°002's_S %09 0000000007 S
2ewWns] ¥ey ey xey WBWSTISTY iD)ded % pIjeun)sy 1507 13f0ud
pajew)is3
Svit 3 | PE'SSL'EL0'ES § SYA'T6L'SELT S e
o g - 62905 7 12301
s > | OVEGO'SST'y 5 | %O0€ | OLL698 WY S | %059 %006 005 3 [ zve'so %56 91992y TS g
L o2 DT OO0t | BEL'v09'ZOY S| w059 %006 00z s | easvor %56 SE0'68Y CEEIITE) 1
um.m 3 mm.mnﬁ.ownn H#O0'E SPPEEIBZT S| %05D %006 00'sz. 3 GV %CE 990 L8¢ S wes 3
il 2 [SYObLYSTY S| WOOE | EORVZETIT 5| %o%e %006 005 PIT S0V %56 5 JERBLwa) S
bt S ioeies 400y § | %OOE | DESBeSEEr S| wo0s® %006 00z s [ 9cotse %56 V9L 10V 1E5PWWo) v
mw.m mc”mwh mqm.m HOO'E | STT'DEE'BLT < %059 %00 B 00°SZ s | 6so0'sEe %56 Z99°S5E TTEEITNTR) 3
L Seooseoy S| XO0€ [oiwTosser 5| woss %006 00z s | Sovose %56 zEsow [ z
L s [seeseeroe %00 | SorSsrozt S| %059 %O0'6 00'SZ G %56 ZVTZ0F CELITTS] I
ras . £S ..mﬁum..n “” %00'E ns..mon“vm $| soss %006 00'se 89851 %S6 6ID'EIT [LIEIETTIT R} z
T _.m:mwem.w_ﬂ {D0€ | Z6LTELL6S 5[ o5 %006 000 8462907 %56 955 £CLT EEION/00N PORIN_ | 71 5j33) wnjpog
1163 ey xe) | anjeA parewpsy | agey deg Wy foen WY pareunsy edly 19 Joye] oy 19N 220y 35015 30 om0l
$5019 Jad xe) Pareiney
Umopyoa.g
Tu uﬂ.—do—-mﬂﬂ Hoghp

PASIRWIIS] ey DO

d AN




BLLZP'6T19°59 $

N3 ey e)o0)

101384150 01 JUWSSISSY MBWATI|RY DY) SPIEMO] URI| 01 PAPUR) OF 14T PISSIIADP B 5| J0SPULM,.

%0p'95 000'000'v9S 5 | 000'000°000T  § MIAS|ES
%OO'ET 000'000062 __ $ | DOD'000000'E S Jospui
opey % Ju2WisdETY 1503 Baloay oujse)
dn ey,
20'000°000°9% $ 00 & 000'000°C0Z'T  § 509 000°000°000'7 $
BT ET ETTE e I0 401584 % pAIRUINT] Woj vaoig |
paiewys3
0T'stT $ | 63'090'855°6T § OQI8'SEEISS S |l SLS'9RT'T |®0y
866 S ESPIT'IT ¢ %00'E 2L'EOZ'YS S %0579 %00'6 00'SZ AT %56 ST0°E9T DYO/IRPEWLY L
96'ST S| 9L'ESE'IER'LL § HOO'E TLTEL LGS § %059 %U0'6 oo'ay $ | BLE'LS0'L %56 95S'ELT’T duio) eiay 13437 wnipod
eany XBL PRIRUNISY dey ney Injep pRrewasy almy wlwfaea Uy paewnsg ey 1aN 10DE4 ehay dapy easy 13049 o511 42mo)
$50J0 Jag ney de) pajewjsy
S_m §|SLTOL'E § | 68'DS€'T80°0L $ 000'0F9'FOE"] § 00r'PLLT 8IL'T BIL'6ST'E G
H £ S| SLTOLE $ | IEELBLTET S L4 0 000'08E'0LI 5 | 00°003 s | con'vRz [ (3 9L9'9Zy |Buapsay 8
€ 5 | SLTOL'E $ | 9E'PIEOIST 3%£4°0 000'008'561 00009 $ | oov'9zt 008 0¥ SE0'68Y {#auapisay L
60t s slToce 5| ess99ser T WLLO 000D90'SST 00008 5 [oovrast 008 353 990°L8E {enuapsay 5
80’ 5 | S&T0LE $ | 9S'TZL'DIE'T #eL0 000'006°0LT  § | cO'0O9 $ | ooo'vBZ (0] SSE rs'oTy |epupisay S
60 3 AT PSSB0OVL'T RELD 000000091 _$ | 00009 S [oooB9t 008 SEE VoL L0V [T v
S.m m..n-_.._.....m 10°0Z0"660°T L0 (44 00’008 $ | 003'£EZ 008 467 T98'SSE (PAUApsaY €
S.m § a....ﬂE £ ] DE'BS6"S9T’T § %LL'0 000'03T'¥oL 00008 § | cos'gLr 008 3 ZES OLY e uRpisay [
3 S| 504 slLee’ T § LD 000'036'v 1 00°00% $ | 008°'IeZ 008 [3 TrlTSE [RAuapIsay 1
. 3“1 NN 13g xey xe) pajew)isy ey xe| ETYEN 16/ dS 2esany | ealy Jup =10 eary plesany sun eafy 5300 ain Jamoy
_ 04D 434 xP|

£ 3lRwnsy ey Loy Ag

IEfvapsay
umopyoaIg
TISTESBAEG UMD




DELIVERY

OVERALL SO FOOTAGL: 187,000 o

5O FOOTACE BREAM DOWM:

GAMNG / 3,000 SLOTS . . . 78,000 57
GAUNG /100 TABLES 20,000 &F

RESTAURANTS, KITCHENS, BARS 38,000 58
[T] ieiunas, umos, s

D BAGK OF THE MOUSE (B.OM) 30,000 SF

[] resmoou / umumes . 16,000 &

D CIRCULATION (10%) . _ . . 17,000 SF

TORAL: o s a s saeten 187,000 SF

0 64’ 128" @
Contact: Craig Hutchinson

ofice: 951-451-8240 B .___._O_N_OZHO_QH<.vO_w.__nh}.m___ZO |
Rl R 1 0021012 COPTIONF “GAMING LAYOUT

B Contact: David Giles
4Gm.mmﬂm" 801-52 ._..ﬁﬁmm S
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