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letter from the 
vice chairman and 
president & CEO

More than three years ago, the City of Toronto formed 
BUILD TORONTO out of a decision to generate greater value 
from its real estate holdings. Every year since, our corporation has 
been making important progress in developing, or preparing 
for sale, the City’s underutilized properties for city-wide benefi t 
and improvement.

This process began with a strong governance structure based 
on a hybrid Board that had both public and private sector 
expertise. The executive offi  cers then assembled a team 
experienced in real estate investment and development 
that would work closely with the City’s Real Estate Services 
to identify underutilized properties that have the potential 
to generate more value and City-Building benefi ts. Our team 
then focused on setting up a business with disciplined and 
accountable processes to meet the objectives set out by our 
Shareholder.

In 2012, we saw some of our most signifi cant achievements 
to date. We generated sales revenue of approximately $94 
million and, in collaboration with the City, grew our real estate 
portfolio’s balance sheet to approximately $294 million.

In carefully managing a portfolio of properties and strategically 
acting on certain property transactions before the residential 
high-rise market softened in late 2012, we were able to generate 
important returns for our Shareholder. These returns are vital in 
ensuring we have the fi nancial capital to continue to invest in 
our development projects. 

We are pleased to report that we have made important 
advancements in these development projects. In 2012, we 
submitted development applications to the City of Toronto for 
redevelopment of the Ordnance Triangle in Liberty Village, 
411 Victoria Park Avenue in Scarborough, 505 Richmond Street 
in downtown Toronto and 28 Bathurst Street, at the foot of 
Bathurst Street and Front Street. We also completed crucial 
environmental investigations and worked in collaboration 
with industry partners to understand the challenges and 
opportunities on a number of our properties.
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The following are some of the important successes achieved as part of
our development work in 2012.

• Successfully secured a long-term and sustainable home for Eva’s 
Phoenix, which currently operates its youth programming and 
housing initiatives on City-owned land within the Ordnance Triangle. 
We have incorporated this new purpose-built facility within our new 
development at 505 Richmond Street. 

• Saw record market interest for our 65-storey TEN YORK residential 
building, a joint venture partnership we developed with Tridel.

• At 411 Victoria Park Avenue in Scarborough, we collaborated with City 
of Toronto Parks, Forestry and Recreation and the local community to 
reconfi gure and enhance four and a half acres of park space within the 
redevelopment of a quarry dating back to the 1930s.

• Reached an agreement on a master plan development on a vacant 
parcel of railway land south of the Fort York Boulevard. This project 
will include schools, a community centre, a daycare centre and 
aff ordable housing.

In addition to the important development work achieved, part of our 
success lies in the fi nancial return we are able to generate for the City of 
Toronto. BUILD TORONTO’s Board of Directors approved the delivery of a 
$10 million interim dividend to our Shareholder from our 2012 operations, 
bringing our total dividend to $30 million to the City.

On a personal note, we would like to thank Blake Hutcheson, who 
stepped down as our Board of Directors Chairman in early 2013. Blake 
was instrumental in the creation of BUILD TORONTO and in shaping our 
mandate. As one of the visionaries behind the concept of BUILD TORONTO, 
Blake recognized the opportunity for partnership in unlocking the inherent 
value in city real estate. 

We look forward to working together to generate long-term value and 
shared City-Building successes for the City of Toronto and those who live, 
work and play here.

J. LORNE BRAITHWAITE
President & CEO

DOUG FORD
Vice Chairman





report to the 
shareholder
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build toronto overview

HISTORICAL OVERVIEW
As a result of recommendations from various expert advisory 
committees, panels and reports, the City of Toronto determined a 
change was needed in how the City managed its land assets. To help 
make Toronto more prosperous, the City established BUILD TORONTO as 
an arm’s-length, professional real estate corporation to fully leverage its 
underutilized real estate.

The company was incorporated in 2009, and in May 2010 was offi  cially 
launched as the City’s independent and self-funding real estate and 
development corporation. Since its inception, BUILD TORONTO has 
grown into an “investment” real estate and development corporation to 
support long-term legacy cash fl ow. Reporting to a Board of Directors, 
made up of experienced real estate executives and leaders from various 
City departments, the company has a unique focus on both Value Add 
Land Sales and long-term Development. 

The 2009 Shareholder Direction establishes the corporation’s objectives, 
its governance requirements and the oversight of fi nancial matters, 
including reporting and performance. The 2009 Shareholder Direction 
also defi nes the relationship between BUILD TORONTO, the City’s Real 
Estate Services and the City Manager’s Offi  ce. 

Please visit www.buildtoronto.ca to view the 2009 Shareholder 
Direction, along with a full list of foundational documents.

MANDATE
To create value from the City’s underutilized real estate assets
and generate a net fi nancial return to the City.

VISION
To maximize value in a responsible, innovative and integrated manner, 
creating City-Building opportunity and enhancing Toronto’s 
economic competitiveness.



7

B
U

IL
D

 T
O

R
O

N
TO

20
12

 A
N

N
U

A
L

 R
E

P
O

R
T

OUR APPROACH TO DEVELOPMENT
BUILD TORONTO is a hybrid organization that takes the best of 
the private sector and adds the bench strength of the public 
sector to generate world-class results. With a broad mandate, 
BUILD TORONTO has the fl exibility to develop innovative 
solutions in applying its development expertise.

BUILD TORONTO’s approach to providing the City with a 
fi nancial dividend is taken within the framework of supporting 
City-Building results. The company defi nes and measures 
success by the Fiscal and Economic, Social and Environmental 
benefi ts that it creates for the City of Toronto and those who 
live, work and play here. These include:

• Enhanced employment opportunities, property 
taxes, development fees and the economic impact 
of construction; 

• A focus on quality, urban and sustainable design, 
transit intensifi cation, brownfi eld remediation and 
environmental preservation; and

• The creation of public realm, neighbourhood 
regeneration, mixed-use developments and the 
integration of aff ordable housing, acting as a catalyst 
for further responsible development.

WORKING WITH
THE CITY OF TORONTO 
The City of Toronto is the sole Shareholder of BUILD TORONTO. 
As an arm’s-length corporation, BUILD TORONTO works in 
partnership with the City’s Real Estate Services, the City 
Manager’s Offi  ce and several City departments to create value 
and deliver on the City’s objectives. 

As the City transfers properties, BUILD TORONTO has a 
responsibility to manage, develop, market and optimize value, 
with the approval of its Board of Directors. Working closely 
with local Councillors and community members, the company 
focuses on site development objectives to generate shared 
successes to benefi t local communities and the City. 
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2012 year in review 

In 2012, Toronto’s real estate market generally remained 
strong, but experienced some softening in demand for 
residential high-rise late in the year. BUILD TORONTO, like 
many other developers, made the decision to accelerate 
sales, specifi cally our Value Add Land Sales, earlier in the 
year to realize important returns. With the approval of our 
Board, we strategically moved on assets within our portfolio 
that had the potential for greater valuation in the short-term.

To generate this value, we invested in a number of areas 
to prepare these properties for future development. We 
evaluated and analyzed their potential, and then, depending 
on the project, moved them through various stages of pre-
development, such as planning, zoning, trade area analysis, 
due diligence, environmental analysis, etc.

Once our investment in these lands was complete, we 
engaged in thorough fi nancial due diligence to fi nalize their 
sale. Following this strategy, we successfully completed ten 
property transactions in 2012, representing approximately 
20 acres across the City. Our top-line sales revenue of $94 
million is almost three times our reported top-line sales 
revenue in 2011.

Generated sales revenue of 
$94 million from property 
transactions...



Any growing city needs an urban blueprint to set 
its direction. In Toronto, there are guidelines and 
standards in place to help build a sustainable city 
that fosters creativity and growth. It is really when 
we work collaboratively with City Planning that 
we fi nd creative solutions to meet the City’s future 
challenges. Proper land use planning and a strong 
City expertise allow us to plan for development 
that contributes to what makes Toronto vibrant, 
dynamic and sophisticated.

CARLO BONANNI
DIRECTOR, DEVELOPMENT PLANNING 

As a Registered Professional Planner with
a Masters of Environmental Studies, Carlo
brings extensive experience in municipal
land use planning, with particular emphasis
on downtown and infi ll development.

collaborative planning



It starts with an idea – a vision of 
what can be created on a parcel 
of land. It’s turning that idea into 

something tangible that is at the heart 
of the development engine. Through 

proper fi nancial due diligence and 
analysis, we evaluate cost, risk, liability 

and profi tability for future project 
scenarios. It is only through successful 

developments, those that generate 
strong economic value, that we

can deliver the environmental and
social benefi ts that add to the 

urban fabric of the City.

PAV SANGHERA
SENIOR FINANCIAL ANALYST

A Chartered Accountant, 
Pav has extensive 

experience in the design, 
construction and review 

of fi nancial models 
used in operations 

and strategic 
planning. 

fi nancial viability 
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The following is a list of transactions completed in 2012, some of which are Value 
Add Land Sales, and some of which are transactions carried out as part of our 
development agreements.

60 ATLANTIC AVENUE
Shortly after the fi rst quarter, we secured the sale of 60 Atlantic Avenue, a 
0.91-acre property within the rapidly growing Liberty Village. Completing the 
appropriate feasibility study, massing design and engineering analysis, we
found a developer who saw our vision for a mixed-use complex, integrating the 
existing two-and-a-half-storey brick building on site. Hullmark Development Ltd. 
is planning to reuse the historically signifi cant building for employment use,
including retail and offi  ce.

64-70 CORDOVA AVENUE
We worked through various environmental and site constraints to create 
a better opportunity for the 3.3-acre site north of Islington Subway Station.
We secured a transaction with Tridel to develop an integrated high-density 
residential neighbourhood on a strategic, transit-connected site.

4334 AND 4340 LAWRENCE AVENUE EAST
We leveraged our development and valuation expertise to facilitate the assembly 
of land to enable development that wouldn't occur otherwise. We negotiated a 
transaction with the private owner of a parcel of land located in between 4334 
and 4340 Lawrence Avenue East so that a residential development could be 
accomplished across all three sites. Plans for the development include 24 housing 
units at comparable prices in the neighbourhood, off ering a new investment 
initiative in this area of Scarborough. 

ensuring the future 
development of 20 acres of 
underutilized city-owned land...

2012 PROPERTY TRANSACTIONS 



ORDNANCE TRIANGLE Proposed rendering of the 7.6-acre redevelopment.
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ORDNANCE TRIANGLE 
We secured important agreements for one of our signature sites,
a 7.6-acre parcel of underutilized land just outside of Liberty 
Village. Until recently, the lands had fragmented ownership. 
As part of our plan to see a comprehensive and unifi ed 
development, we partnered with Diamond Corp., the owners 
of the privately held lands, to develop the entire quadrant. The 
proposed plan includes a new integrated mixed-use community 
with a 3.9-acre public park; helping to facilitate the Fort 
York Pedestrian and Bicycle Bridge and create an eight-park 
pedestrian connection to the waterfront.



150 SYMES ROAD Heritage designated industrial building.
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150 SYMES ROAD 
We completed a transaction for a 5.5-acre site that was once the 
location for an incinerator at St. Clair Avenue and Weston Road. 
By providing fi nancing through the creative use of a vendor take-
back mortgage we facilitated an opportunity for the purchaser 
to invest their capital funds into repurposing the existing 1930s 
heritage-designated art deco industrial building. 



10 YORK Rendering of the podium that will off er a pedestrian-friendly streetscape and an unobstructed link to the waterfront.
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10 YORK STREET 
We successfully closed on the land portion of our transaction 
as part of our joint venture partnership with Tridel. TEN YORK 
is a 65-storey residential development planned for the police 
impound and parking lot at Harbour Street and York Street. 
The innovative residential development will sit on the 0.63-acre 
site. Approximately $5 million will be marked for the inclusion 
of aff ordable housing, and $1.6 million towards public art. As 
one of Tridel’s most successful residential launches, TEN YORK 
is over 86% sold and expected to break ground in the fourth 
quarter of 2013.

4750 EGLINTON AVENUE WEST
We secured a transaction with National Homes for 3.4 acres in 
Etobicoke. Following a thorough analysis and feasibility study 
of a larger site of 8.5 acres of land located on the north side of 
Eglinton Avenue West, we determined the most viable option 
would be a mixed-use development. Following a full marketing 
process, we selected National Homes for their luxury townhome 
vision, which will be a great complement to our vision for new 
high-quality retail at 4650 Eglinton Avenue West.

4620 FINCH AVENUE EAST 
We secured the sale of a 2.33-acre site containing the
former Charles O. Bick Police College at Brimley Road and 
Finch Avenue East. As an old police school that had stood 
vacant for over two years, the building had a very specialized 
use, making a tear-down likely. However, because of our 
commitment to environmental sustainability and natural 
preservation, we found a purchaser who was committed to 
reusing the existing building. We provided fi nancing to secure 
the transaction with Northstar, an existing school operator in 
Toronto, to reuse the existing building and the property as a 
private high school for foreign students.



16

B
U

IL
D

 T
O

R
O

N
TO

20
12

 A
N

N
U

A
L

 R
E

P
O

R
T

In helping to generate short-term value for these underutilized properties, 
we also help to realize important spin-off  benefi ts. 

When fully developed, the property transactions in 2012 will yield some 
2,219 residential units and 464,993 sq. ft. GFA of non-residential space, 
and will generate the following spin-off  fi scal and economic benefi ts: 

• Accommodate 1,334 additional employees within the City.

• Generate $15.8 million in development charge revenues to 
the City, as well as an additional $3.8 million in building 
permit and planning approval fees.

• Increase assessed value by approximately $914 million. 

• Generate approximately $10 million in combined annual 
taxes. The municipal share of property tax revenues 
amounts to $6.6 million.

• Generate the following direct, indirect and induced impact 
from the construction: 

• $666 million in value added to the Toronto economy; 

• 6,509 years of employment in Toronto; 

• $386 million in labour income in Toronto; and, 

• $394 million in annual tax revenue to the 
three levels of government.

generating signifi cant 
fi scal and economic 
spin-off  benefi ts...

Source: Economic & Fiscal Benefi ts Summary, Transactions and Approved Projects to December 31, 2012; urbanMetrics inc., November 28, 2012.
Note: Economic and fi scal benefi ts generated by the Ordnance Triangle include only those associated with the 30 Ordnance Street transaction of 2012.



When brownfi elds sit idle, everyone
loses. It’s our job to create opportunity 
from adversity. Addressing historical 
contamination through clean-up and 
risk management measures helps us 
redevelop and repurpose lands that 
have been sitting underutilized for 
years. By revitalizing brownfi eld
sites, we breathe new life into 
communities and create more
usable and safer spaces 
for residents. 

TRACEY SMITH
SENIOR MANAGER,
ENVIRONMENTAL SERVICES 

Tracey is an environmental 
specialist with over
18 years of experience
in environmental project 
management in both
the private and
public sector. 

environmental stewardship



ORDNANCE TRIANGLE Rendering of proposed mixed-use and integrated community.
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and investing in long-
term development and 
city-building projects. 

The property transactions in 2012 provided us with 
the capital to devote to long-term development 
projects that will help generate signifi cant City-
Building results. Real estate and development is 
a long-term, high-risk, knowledge-intense and 
capital-intense business in which projects can take 
anywhere from three to fi ve years to develop from 
conception to breaking ground. As a corporation at 
arm's-length from the City, continuing to invest in 
our core business of development will help to ensure 
we can continue to unlock the value of the City’s 
underutilized real estate.
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The following are some of the development milestones achieved in 2012:

• In collaboration with our development partner, we submitted 
a development application for the Ordnance Triangle 
redevelopment, comprising of underutilized land adjacent to 
Liberty Village. We are proposing a mixed-use development 
that includes a new park and the facilitation of a much-needed 
pedestrian and bicycle bridge.

• We saw record-breaking sales for condo units at Ten York, 
a downtown police impound and parking lot that we are 
redeveloping into an iconic residential building with Tridel. 

 We are pleased to report that we are expected to break ground 
 14-18 months ahead of schedule.

• We worked closely with the local Councillor and community 
members before submitting a development application for a mixed-
use development at 411 Victoria Park Avenue. The plan includes 
low-rise residential, high-quality retail and programmed park 
space. As part of a comprehensive remediation program, we 
also completed important environmental investigations on this 
Scarborough quarry that dates back to the 1930s. 

• Expected to be our largest environmental investment, we have 
conceptualized a brownfi eld redevelopment for 28 Bathurst 
Street. We have submitted a development application for a mixed-
use community that includes a new public street, wide sidewalks
and a shared bicycle path. 

• We created a functional and economically viable master plan for 
the integrated development of three acres of land, part of the 
railway lands, just south of Fort York Boulevard. We also negotiated 
an agreement in principal with the City and the school boards for 
the development of new schools, a community centre, a daycare 
and aff ordable housing on the site. 

Subsequent to the issuing of the Audited Financial Statements, BUILD 
TORONTO’s Board of Directors approved the delivery of a $10 million 
interim dividend to our Shareholder from our 2012 operations. A further 
dividend may be declared following confi rmation of debt fi nancing 
arrangements being fi nalized. In addition to our dividend, following a 
very successful year, we are able to continue to reinvest in the business 
to ensure the corporation and the City succeed in meeting long-term 
development goals and realizing the vision for City-Building. 
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As part of its Shareholder Direction, BUILD TORONTO 
has developed a strategic plan to provide the key 
underpinning of the organization, as well as its broad 
goals and objectives. The following are the Strategic 
Pillars as outlined in the 2012-2016 Strategic Plan.

INVESTMENT IN THE DEVELOPMENT OF STRATEGIC 
REAL ESTATE ASSETS FOR THE LONG-TERM 
FINANCIAL BENEFIT OF THE CITY.

To fully realize its mandate,
BUILD TORONTO must strike the 
appropriate balance between maximizing 
short-term revenue, through asset sales,
and maximizing long-term value creation, 
through the development of long-term 
strategic assets and City-Building.

Strategic assets are well-located
urban properties, usually transit-
connected, that have high potential
for development and long-term
leases with corporate tenants who
will sign high-quality covenants.

As BUILD TORONTO matures, and 
its mandate evolves from being a 
development corporation to a real estate 
investment corporation, management 
will further develop investment criteria 
and select the appropriate land portfolio 
for long-term holding.

1

strategic pillars
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BY CREATING OUTCOMES THAT ACHIEVE THE CITY’S 
NON-FINANCIAL GOALS

VALUE ADD LAND SALES OF NON-STRATEGIC REAL 
ESTATE ASSETS FOR THE SHORT-TERM FINANCIAL 
BENEFIT OF THE CITY

Non-strategic assets are properties 
that lack the characteristics that make 
them highly desirable to offi  ce, retail or 
industrial tenants for long-term lease.

Value Add Land Sales generate returns 
for the Shareholder not only in terms 
of the proceeds from the sale but also 
in terms of the development levies, tax 
assessments and job creation that result 
from moving these properties to the 
private sector for productive use. Some 
of the proceeds of sales will also be used 
by BUILD TORONTO to invest in strategic 
long-term land assets.

BUILD TORONTO will maximize the 
potential return of Value Add Land
Sale properties by using its expertise
to advance sites as far up the land
value chain as is appropriate, given
the particular set of circumstances 
and timelines. That may involve solving 
land issues, creating development 
concepts, up-zoning properties to
more appropriate and valuable uses
and densities, pre-leasing, target 
marketing and skillful negotiation
of sales agreements.

City-Building is one of the fundamental 
principles upon which BUILD TORONTO 
was created. It is the unique value 
proposition of the organization that 
sets it apart from private sector real 
estate companies.

Many of BUILD TORONTO‘s individual 
projects have already made substantial 
City-Building investments, including 
funding for environmental clean-up, 
creation of new public spaces and 
parks, commitment to environmental 
sustainability in architecture and 
contributions to community and 
infrastructure.

3

2
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value add land sales

Although BUILD TORONTO’s primary activity is long-term development, 
there are certain properties that can generate important short-term returns. 
This requires the company’s expertise in preparing these properties for sale
and in fi nding the right developer for the projects. BUILD TORONTO calls
these “Value Add Land Sales” because of the greater short-term value that
can be generated, compared with a straight sale by a broker.

Properties transferred to BUILD TORONTO typically have various elements 
that make them challenging for future development. These may include 
historical contamination, long-term City tenants, diffi  cult boundary lines, etc. 
BUILD TORONTO puts together a business plan to outline how to best move 
the properties through the various stages of pre-development. As part of 
the real estate and development cycle, this usually involves costly, thorough 
long-term planning and analysis. When done right, this work can signifi cantly 
increase the property’s value. 



BUILD TORONTO'S property portfolio spans across the City of Toronto.
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The way in which BUILD TORONTO adds value may include: 

• Feasibility studies. 

• Massing designs. 

• Conceptual designs.

• Archeological assessments.

• Geological assessments.

• Environmental investigations 
and assessments. 

• Engineering assessments.

• Planning and zoning analysis. 

• Market and trade area analysis. 

• Partnerships and joint
venture arrangements.

• Additional land acquisition. 

• Servicing analysis. 



We have an exciting opportunity in 
front of us. The management and 

development of a portfolio comprising 
of City-owned land requires a unique 
balance of both public and business 

interests. We set appropriate property 
measures, perform economic studies 
and strategic research, and complete 

property valuations to ensure 
properties transferred out of the
City portfolio can be maximized

to achieve City-Building.

ANNA RITACCA
MANAGER,

STRATEGY & ASSET MANAGEMENT

Anna is a Registered 
Professional Planner

and Professional Land 
Economist with real 

estate expertise in the 
areas of urban land 

economics, planning, 
strategic management 

and market data 
analysis.

balanced portfolio
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As part of its ongoing eff orts to monitor its eff ectiveness and accountability, 
BUILD TORONTO has completed a review and analysis of the economic and fi scal 
benefi ts generated by the development of some 37 separate real estate parcels 
under BUILD TORONTO’s mandate throughout the City.

When fully developed, BUILD TORONTO’s 2012-2016 Strategic Plan properties are 
projected to result in:

$345
million discounted present value in additional 
property tax revenues over a 10 year period.

$134
million in development levies and fees.

12,900
new residential housing units.

9,000
additional employees accommodated.

fi scal and economic potential 
through the redevelopment 
of underutilized lands

Source: Economic and Fiscal Benefi ts Analysis Study, urbanMetrics, June 2012. The estimates and analysis have
been based on the development and transactions of 37 strategic properties within BUILD TORONTO’s portfolio. 
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the team

BUILD TORONTO is led by a team with deep experience in 
public and private sector development. J. Lorne Braithwaite, 
BUILD TORONTO’s President & CEO, is a dynamic and 
internationally known real estate developer with a strong 
strategic vision and business acumen gained through 
35 years of experience in Canada and abroad.

BUILD TORONTO’s Executive Offi  cers include David Fiume, 
Senior Vice President & Chief Financial Offi  cer; Don Logie, 
Senior Vice President, Development; John Macintyre, Senior 
Vice President, Corporate Development & Residential 
Projects; and Prakash David, Senior Vice President, 
Residential & Retail Development. 

Rounding out BUILD TORONTO's Senior Management Team 
is Frank Bajt, Vice President, Land & Asset Management; 
Bruce Logan, Vice President, Corporate Aff airs and 
Operations; Steven Trumper, Vice President, General Counsel 
& Corporate Secretary; and Michael Whelan, Vice President, 
Development.

The Board is pleased to welcome the new Directors who 
joined in 2012: Councillor Peter Milczyn, Ward 5, and Chair 
of the City’s Planning and Growth Management Committee; 
Josie Scioli, the new Chief Corporate Offi  cer for the City of 
Toronto; and Ian MacKellar, a senior executive with over 25 
years of experience in the real estate industry. The Board 
would like to make special mention of Bruce Bowes, the 
former Chief Corporate Offi  cer for the City of Toronto, who 
was a BUILD TORONTO Board Director from 2009 until 2012. 
As one of the fi rst to join the Board of Directors in 2009, 
Bruce was instrumental in building the relationship between 
BUILD TORONTO and the City. Once again, the Board would 
like to thank Blake Hutcheson for his time and commitment. 
The Board would also like to welcome Stuart Lazier, a Board 
Director since 2009, and operating partner and co-founder 
of Fiera Properties, as the new Chair.
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board of directors
STUART LAZIER CHAIRMAN
Stuart Lazier is the Chief Executive Offi  cer of Fiera Properties 
Limited, a $500 million national real estate investment management 
business, and President of Axia Corporation, an investment holding 
company that invests in private equity strategies in Canada.

Prior to his roles at Fiera Properties Limited and Axia Corporation, 
Stuart was co-founder and partner with KingSett Capital Inc., 
President of O&Y Enterprise and National Managing Partner 
of Enterprise Property Group. 

Resigned as Chairman and Director eff ective May 10, 2013.

COUNCILLOR DOUG FORD VICE CHAIRMAN
Councillor Doug Ford represents Ward 2, Etobicoke North. A life-
long resident and involved community member of Etobicoke, Doug 
is the son of late MPP Doug Ford Sr. and brother of Mayor Rob Ford.

Doug has over 25 years of international and domestic business 
experience, most recently as President of Deco Labels & Tags, which 
employs 250 people in Toronto, Chicago and New Jersey.

DAVID BARRY DIRECTOR
David Barry is a renowned real estate executive. Most recently, 
David was the Executive Vice President and Portfolio Manager at 
Bentall Kennedy in his most recent role. Working at the largest real 
estate investment advisory and services organizations in Canada, 
David had overall responsibility for the PenRetail opportunity funds 
and other specialty funds.

Formerly with RT Realty Advisors and The Prudential Insurance 
Company of America, David has over 25 years experience in the real 
estate investment industry in Canada.

PAUL FINKBEINER DIRECTOR
Paul Finkbeiner is President of GWL Realty Advisors Inc., one
of Canada’s largest real estate investment advisors and a wholly 
owned subsidiary of Great-West Life Assurance Company. 
Paul is responsible for the overall management and growth of 
GWL Realty Advisors’ $12 billion real estate portfolio, including 
strategic direction, business development, asset and property 
management and specialized real estate advisory services.

Paul has over 22 years’ experience in the real estate industry, 
and previously worked for Trizec Corporation, Brookfi eld 
Properties and Trilea Shopping Centres.
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JOSIE SCIOLI DIRECTOR
Josie Scioli is the new Chief Corporate Offi  cer for the City of Toronto. 
She is responsible in leading the City’s Facilities Management, Real Estate
and Fleet Services Division.

Prior to her new role, Josie was the Chief Executive Offi  cer at Housing Services 
Inc. (hsi), one of Canada’s largest multi-residential maintenance and construction 
service providers. Josie also has 18 years of progressive experience as a senior 
leader at Bell Canada.

COUNCILLOR PETER MILCZYN DIRECTOR
Councillor Peter Milczyn represents Ward 5, Etobicoke-
Lakeshore. In addition to sitting on the Board of Directors
for BUILD TORONTO, Peter is currently Chair of the City’s
Planning and Growth Management Committee, TTC 
Commissioner, Executive Committee and represents Council  
at the Toronto and Region Conservation Authority.

Prior to being fi rst elected as Councillor with the former City of 
Etobicoke in 1994, as an architect, Peter formed PZM Design – a 
design, development and architectural consulting fi rm.

UCAL POWELL DIRECTOR
Ucal Powell is the Executive Secretary Treasurer of the 
Carpenters’ District Council of Ontario, an affi  liation of 20 Local 
Unions representing approximately 21,000 working men and 
women. Ucal fi rst joined the Carpenters’ Union in 1970 and has 
become the driving force behind the success it enjoys as one of 
Ontario’s most progressive and modern labour organizations.

IAN MACKELLAR DIRECTOR
Ian MacKellar is a senior executive with over 25 years 
of experience in the real estate industry in Canada.

For over seven years, Ian was Executive Vice President and 
Chief Financial Offi  cer of Cadillac Fairview, one of the largest 
commercial property owners in Canada. Ian was also a Partner 
at KPMG for over 10 years in the real estate practice.
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BRIGITTE SHIM DIRECTOR
Brigitte Shim is a Principal at Shim-Sutcliff e Architects and an Associate 
Professor at the University of Toronto’s John H. Daniels Faculty of Architecture, 
Landscape and Design. Her fi rm has been honoured with eleven Governor 
General’s Medals and Awards for Architecture from the Royal Architectural 
Institute of Canada, along with design recognition from the American Institute 
of Architects, and the American and Canadian Wood Councils awards program.

KEN SILVER DIRECTOR
Ken Silver is Senior Vice President, Corporate Strategy and Real Estate,
with Canadian Tire Corporation Limited, and President of Canadian Tire Real 
Estate Limited, a subsidiary company. Ken is accountable for all real estate 
development, construction, disposition and property management activities for 
Canadian Tire and its business units. He is also responsible for the Corporation’s 
strategy development, business development and sustainability initiatives.

Ken has spent more than 25 years in the development and retail industries in 
Canada and the United States, with experience in retail, residential, industrial
and commercial development.

MIKE WILLIAMS DIRECTOR
Mike Williams is the General Manager of the Economic Development and 
Culture Division of the City of Toronto. He is responsible for leading the team 
that contributes to an economically strong and culturally vibrant city with a high 
quality of life, advancing Toronto’s prosperity, opportunity and livability. In addition 
to BUILD TORONTO, Mike represents the City of Toronto on the following boards: 
Casa Loma Corporation, Invest Toronto, Toronto Financial Services Alliance, 
Toronto Port Lands Company and is ex offi  cio on the board of Tourism Toronto.

For most of his career, Mike worked in senior management in consulting,
sales, marketing and international operations with a variety of Canadian 
and U.S. companies.

COUNCILLOR MICHAEL THOMPSON DIRECTOR
Councillor Michael Thompson represents Ward 37, Scarborough 
Centre, and is the Chair of the Economic Development and Culture 
Committee and Vice Chair of the Toronto Police Services Board. He 
is a strong advocate for community-based programs for business 
development, public safety and education.

Prior to being elected in 2003, Michael worked in the fi nancial 
services industry and later founded and ran a successful business 
services company.
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executive
offi  cers

J. LORNE BRAITHWAITE PRESIDENT & CEO
J. Lorne Braithwaite is an entrepreneurial developer, 
visionary and industry leader with specialized expertise 
in regional mall real estate and retailing across Canada.

Prior to joining BUILD TORONTO, Lorne was Founder, 
Chairman, President and CEO of Cambridge Shopping 
Centres, where he amassed 40 large enclosed malls 
after leading the leveraged management buyout in 
1980. Internationally, Lorne served as the Worldwide 
Chairman of the International Council of Shopping 
Centres 1995 to 1996. He was President of the Canadian 
Institute of Public and Private Real Estate Companies 
(formerly CIPREC, now REALpac) from 1995 to 1997. 

DAVID FIUME SENIOR VICE PRESIDENT & CFO
David Fiume is a Chartered Accountant with over 20 
years of senior executive experience in accounting, 
fi nance and operations in the public and private real 
estate sector with extensive expertise in joint venture 
partnerships, securing fi nancing and acquisitions.

David was most recently the President & Chief 
Executive Offi  cer at Retrocom Mid-Market REIT. He 
led various successful transactions including the 
acquisition of $55 million dollars of properties and a 
$20 million public off ering. David was also President 
and Chief Executive Offi  cer at Telepanel Systems Inc., 
Vice President, Finance and Treasury at Lehndorff , 
Chief Financial Offi  cer at Camreal Management Inc., 
and Audit Manager at KPMG.
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DON LOGIE SENIOR VICE PRESIDENT, DEVELOPMENT
Don Logie is a senior real estate executive with extensive 
experience in the development and operation of 
commercial, industrial and residential real estate, with 
particular emphasis on mixed-use developments.

In 2008 Don was Acting President & CEO and as well 
as Vice President, Development for the City of Toronto 
Economic Development Corporation (TEDCO). Prior to 
TEDCO, Don performed various development and asset 
management roles for Magna International, O&Y Enterprise, 
Brookfi eld Properties and Markborough Properties Inc. His 
international experience includes work in the United States, 
Europe, Mexico, the United Kingdom, China, Africa and the 
Middle East.

JOHN A. MACINTYRE
SENIOR VICE PRESIDENT, CORPORATE DEVELOPMENT 
& RESIDENTIAL PROJECTS
John Macintyre has more than three decades of business 
and government experience, holding senior leadership roles 
in both the amalgamated City of Toronto and the former 
City of Etobicoke.

Prior to his appointment at BUILD TORONTO, John 
was a Vice President of the City of Toronto Economic 
Development Corporation (TEDCO) and the Acting CEO 
of Invest Toronto. He is also a Director of the Toronto Blue 
Jays Charitable Foundation and a Director of The Governor 
General's Canadian Leadership Conference

PRAKASH DAVID 
SENIOR VICE PRESIDENT, RESIDENTIAL & RETAIL 
DEVELOPMENT
Prakash David is a senior real estate executive and 
lawyer with extensive experience in real estate portfolio 
management, acquisitions and dispositions, and 
development, including approvals, leasing, fi nancing, and 
construction. 

Previously, Prakash was a Portfolio Leader at Smart!Centres 
heading up asset management and development of over 
$1 billion of unenclosed retail centres in Ontario. Prior to 
that, he was Smart!Centres’ Senior Director of Acquisitions 
and Development. Prakash began his career as a real estate 
lawyer in Toronto. 
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management 
discussion and 
analysis

• Assets have grown by over $30 million to 
$294 million.

• Shareholder’s Equity has increased to 
almost $229 million, up $43 million.

• Paid $20 million dividend in 2012 to our 
shareholder, the City of Toronto.

• Sales were $94 million, more than $60 
million higher than last year.

• Increases in fair market values total $13 
million over three years.

• Net Income was approximately $39 million 
for the year ended 2012.

BUILD TORONTO continues to exceed expectations 
in its third full year of operations. Highlights of
the 2012 year are:
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Last year BUILD TORONTO adopted International Financial 
Reporting Standards (IFRS) based on Management’s evaluation 
of the criteria applicable to the Company’s business and its 
determination that IFRS is the most appropriate reporting 
framework. BUILD TORONTO continues to use IFRS for the fi scal 
years ended December 31, 2012 and 2011. The adoption of IFRS 
has had a signifi cant impact on the manner in which the fi nancial 
statements are presented and on the fi nancial amounts reported 
(See note 4 of the Financial Statements for further information). 
BUILD TORONTO values “acquired” properties at fair market 
value when accepting transfers of surplus property from the City 
of Toronto after the completion of due diligence. The properties 
acquired by BUILD TORONTO are listed at the end of the MD&A. 

BUILD TORONTO has acquired a signifi cant number of assets 
over the past three years, which are initially recorded at fair 
market value, some of which have subsequently been sold. 
These assets are classifi ed on the Balance Sheet in two main 
categories:

(i) Real Estate Inventory; properties that BUILD TORONTO 
plans on selling in normal course and;

(ii) Investment Properties; properties that have been acquired 
with the objective of holding the asset for a period of time 
to earn rentals, for capital appreciation or both. 

Subsequent to initial recognition, Investment Properties are 
carried at fair value, and revalued every year, with the increase 
or decrease recorded as income for the year.

Real Estate Inventory has decreased by $33.2 million to $98.8 
million at December 31, 2012, compared to $132.0 million at 
December 31, 2011. This decrease in the Real Estate Inventory 
balance is the result of the recording of the cost of sales 
(removal from inventory of the property’s value when it is sold) 
off set by additions through capitalized costs and acquisitions 
from the City of Toronto and two small parcels of adjoining 
land purchased from external parties. 

At December 31, 2012, Build had Investment Properties of $60.8 
million versus $49.7 million at the end of 2011. The increase in 
the Investment Property balance is due to the addition of one 
property from the City of Toronto, capitalized costs and the 
Net Gain from fair value adjustments of $5.2 million. 
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As part of its strategy to maximize the return on real estate sales, BUILD 
TORONTO may utilize shorter term fi nancing (appropriately secured) to 
enlarge the potential pool of purchasers and encourage higher off ers. At 
December 31, 2012, BUILD TORONTO has short and longer term vendor take-
back mortgages, which are registered against the properties that were sold, 
in the amount of $36.9 million recorded under Loans Receivables. Overall, 
BUILD TORONTO’s total assets have increased by approximately $30 million 
to $293.8 million at December 31, 2012, from $263.0 million at December 31, 
2011 as a result of the activity noted above. 

Liabilities at December 31, 2012 include an increase in the accrual for 
environmental costs of $6.8 million to $26.8 million at December 31, 2012 
from $20.0 million at the end of 2011. The provision for future environmental 
costs is recorded upon the acquisition of certain real estate assets for clean-
up and demolition costs, and is reduced when those costs are expended. 
The Dividend Payable of $20 million was accrued when declared in 2011 and 
paid during 2012 to our single Shareholder, the City of Toronto. Longer term 
liabilities related to Toronto Waterfront Studios Inc. (Pinewood) of $32.8 
million has remained constant from 2011 to December 31, 2012.

Although the real estate properties acquired by BUILD TORONTO from the 
City of Toronto are on a nominal basis with “physical” liabilities legally 
assumed, such as environmental liabilities; they are initially recorded at their 
fair value when they are acquired with the diff erence between fair value and 
consideration paid recorded in Contributed Surplus, which is a component 
of Equity. As noted above, costs of acquiring these properties can often be 
substantial if there are issues to be remediated, such as environmental issues, 
geotechnical concerns, etc. and these are accrued upon acquisition. It is due 
to acquisitions and the Net Income for the year, that the Equity has grown 
to $228.6 million at December 31, 2012 from a December 31, 2011 amount 
of $185.9 million. 

Sales of Real Estate Inventory for the year ended December 31, 2012 was 
$94.2 million, as compared to $33.1 million for the corresponding period 
in 2011. Cost of sales was $54.6 million for the year ended December 31, 
2012, versus $22.4 million for December 31, 2011, while the gross profi t from 
these years were $39.6 million and $10.6 million respectively. When BUILD 
TORONTO records sales under IFRS, the accounting profi t is reduced by 
the fair market value cost of sales of these assets, which results in a lower 
profi t from real estate sales than if the sales were recorded at their actual 
nominal cost. The deduction of the majority of the cost of sales are non-cash 
items, therefore the cash generated by these sales is actually the full sales 
proceeds, as shown on the Consolidated Statement of Cash Flow. 
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Investment Property net property income for the year ended December 
31, 2012, increased by approximately $0.9 million to $1.45 million from 
$0.55 million for the corresponding period in 2011, due to an accrual for 
the receipt of property tax rebates related to Pinewood Studios.

Net gain from fair value adjustments to investment properties, which is 
the incremental increase in the value of the investment properties year 
over year, was $5.2 million during the year ended December 31, 2012 
versus $4.4 million during the year ended December 31, 2011, totaling 
over $13 million of positive value increases since inception. General and 
administrative expenses of $7.5 million for the year ended December 31, 
2012 were generally fl at with the prior year period costs of $7.4 million, 
as we worked through the conclusion of the shared cost arrangement 
with a sister company that ended during 2012.

This IFRS accounting treatment demonstrates the 
true “value add” of the BUILD TORONTO approach by 
infl uencing values and using a professional real estate 
framework to ensure that we leverage our portfolio for the 
benefi t of our Shareholder, both fi nancially and through 
extensive City-Building initiatives within the projects. 
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There was a one-time item recorded for the year ended 
December 31, 2011 that was not recorded in the current 
year, namely the Net gain on the derecognition of loans 
receivable and payable of $1.1 million as a result of arranging 
a fi nancing facility for Pinewood Studios. Interest income was 
approximately $0.7 million higher in the year ended December 
31, 2012 versus the corresponding period in 2011 due
to the increase in vendor take-back mortgages.

Net Income and total comprehensive income for the year ended 
December 31, 2012 was $38.8 million, an increase of $30.2 
million over last year’s amount of $8.6 million.

During the year ended December 31, 2012, BUILD TORONTO’s 
cash decreased slightly from $41.3 million at December 31, 
2011 to $40.0 million at December 31, 2012, mainly as a result 
of the payment of the dividend to the City in the amount of 
$20 million and the issuance of vendor take-back mortgages. 
Cash from operations for the year ended December 31, 2012 
was $20.7 million, refl ecting the add-back of the non-cash 
cost of sales of $53.8 million noted above. For the year ended 
December 31, 2011, cash fl ow from operations was $26.4 million, 
with an add-back of $22.5 million of non-cash cost of sales. 

BUILD TORONTO continues to generate fi nancial returns and 
facilitate “City-Building” initiatives for its Shareholder, the City 
of Toronto. As well, Management is continually working to 
improve processes, both internally and externally, to ensure that 
we are effi  cient and eff ective in the execution of our mandate.
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The 28 properties acquired by BUILD TORONTO since inception are:

INVENTORY AND INVESTMENT

225 Commissioners Street (Pinewood)

1035 Sheppard Avenue W (Downsview)

301 Rockcliff e Boulevard

30 Tippet Road

50 Wilson Heights Boulevard

4650 Eglinton Avenue W

1978-2000 Lakeshore Boulevard

75 Billy Bishop Way

805 Don Mills & Eglinton

297 Sixth Street

4050 Yonge Street

383 Old Weston Road

260 Eighth Street

28 Bathurst Street

2 Bicknell Avenue

411 Victoria Park Avenue

PARTNERSHIPS

120 Harbour (10 York Street)

Ordnance Triangle

SOLD IN 2010 TO 2012

60 Atlantic Avenue

64-70 Cordova Avenue

4750 Eglinton Ave W

4780 Eglinton Avenue W

4620 Finch Avenue E

154 Front Street

120 Grangeway Avenue

4334-4340 Lawrence Avenue E

Midland & St. Clair

150 Symes Road





fi nancials
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200 King Street W, Suite 200
Toronto, Ontario
M5H 3T4
T:   416 981 3889
F:   416 981 3800
info@buildtoronto.ca
www.buildtoronto.ca


