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 FINAL 

Letter from BUILD TORONTO Chair and President & CEO   
May 9, 2014 

 

As set out in the 2009 BUILD TORONTO Shareholder Direction, we are pleased to submit the Board-

approved Audited Financial Statements for the fiscal year ending December 31, 2013, and the 
accompanying Management, Discussion and Analysis (MD&A). 

 

The year 2013 was one of significant transition for BUILD TORONTO. Over the course of the summer, 

Christopher Voutsinas was appointed Chair of BUILD TORONTO’s Board of Directors, along with a full 

slate of independent Directors. That following October, William (Bill) Bryck was appointed President & 

CEO, succeeding J. Lorne Braithwaite.  

 

BUILD TORONTO also started to experience a shift in operations. The company’s “sale-ready” sites were 

disposed of in a very successful sales program over the three years ending in 2012. In 2013, BUILD 

TORONTO remained focused on strategically moving properties through the development cycle to meet 

market demand and continued to focus on City-Building initiatives. The lack of sale-ready sites and a 

slowing land market resulted in BUILD TORONTO’s not completing any sales transactions and, 

accordingly, reporting a comprehensive loss of $2.076 million for the year ending December 31, 
2013. A full analysis of the financial results can be found in the enclosed MD&A. 

 

This year of transition presented an opportunity for BUILD TORONTO’s Board of Directors and 

management to reflect on the company’s still very short four-year existence and to review its successes 

and challenges. Together, we have identified changes that need to be made. 

 

In summary, BUILD TORONTO has: 

 

 Built a strong team of experienced real estate professionals 

 Demonstrated an ability to do creative deals (e.g., 10 York, Ordnance Triangle) 

 Generated strong financial results and paid dividends of $30 million since our inception 

 Become the impetus to ensure surplus City property is identified, improved and sold on a timely 

basis 

 Identified a game plan to bring difficult sites to market that would otherwise be in City inventory 
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 Created City-Building initiatives, such as the new Eva’s Phoenix purpose-built facility 
 

BUILD TORONTO needs to change by: 

 

 Developing a stronger relationship with City staff and Council 

 Adopting a more collaborative approach with its stakeholders 

 Developing an affordable housing strategy 

 Effectively communicating its City-Building activities  

 Bringing more sites to market and out of the planning stage 

 Adjusting overhead and organizational structure to reflect the changing business environment 

 Evolving in a direction that brings BUILD TORONTO closer to the goals laid out in the 2009 

Shareholder Direction 

 

BUILD TORONTO is making progress by: 

 

 Meeting with City Councillors individually (42 Councillor outreach meetings held to date) to 

collaborate on existing projects and get an understanding of key issues in their wards to ensure 

BUILD TORONTO is an available resource for all City stakeholders. Councillor engagement is 

also key to a successful property transfer process. 

 Starting a diligent process with the City to review all current City real estate holdings in order to 

identify development potential properties. This will speed up the transfer process and reduce 

the need for expensive due diligence on properties prior to transfer to BUILD TORONTO. 

 Making it a key platform in its 2014 BUILD TORONTO Strategic Direction to partner with 

financially stable and “best in class” real estate organizations on key transit-oriented 

development sites. This will enable BUILD TORONTO to reduce its development risk on a 

project-by-project basis and gain support to fund rezoning efforts and infrastructure needs. The 

developments at 10 York and Ordnance are strong models to build on. 

 Assisting both the City and other city agencies with long-range accommodation strategies. 

While this may not yield development opportunities in the short run, it is BUILD TORONTO’s goal 

to help the City reduce occupancy costs and to identify City tenancies that could be moved into 

BUILD TORONTO office developments to spur economic activity in key transit nodes. 
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City-Building 

 
While BUILD TORONTO’s is involved in significant City-Building activities, we want to better define City-

Building, measure our results and communicate these outcomes to Councillors and other stakeholders. 

Moving forward, every BUILD TORONTO project will have clearly defined and programmed City-Building 

elements with defined targets, as well, the final results will be measured and communicated. 

 

Today, BUILD TORONTO is focused on: 

 Collaborating with City Councillors, community members, city staff and development 

stakeholders to develop projects that address both City-Building and financial goals 

 Revitalizing neighbourhoods where people can afford to live, where the public space 

encourages interaction and where sustainable development can support Toronto’s growing 

needs   

 Improving and investing in historically contaminated sites that would otherwise remain 

underutilized through remediation 

 Attracting key industries and accelerating investment in commercial development that helps 

boost growth and foster employment 

 Developing sites around transit to encourage environmentally friendly means of transportation, 

create new connections and help the City sustain itself in the long-term 

 

BUILD TORONTO’s 2014 Strategic Direction will ensure BUILD TORONTO is profitable in the near to long 

term. This will allow BUILD TORONTO to gain the trust of City Council and enable continued dividends to 
the Shareholder as early as 2015 – all while accomplishing the City-Building goals set out in the 2009 

Shareholder Direction.  

 

(Signed Bill Bryck)  

William (Bill) Bryck 

President & CEO 

(Signed Chris Voutsinas) 

Christopher Voutsinas 

Chair 

 

 



   

May 7, 2014 - FINAL 

 

Management Discussion and Analysis (MD&A)  
 

After a very successful three years, BUILD TORONTO entered a period of significant transition in 2013. 

With a lack of sites ready for sale and a slowing market for land, our revenues declined. The efforts of 

the company remained focused on strategically moving properties through the development cycle to 

meet market demand and to continue to focus on City-Building initiatives. 

 

Below is a financial summary of BUILD TORONTO’s 2013 operations: 

 Paid an additional $10 million dividend in 2013 to our Shareholder, the City of Toronto, for a 
total of $30 million since our inception in 2009. 

 Invested $5 million of capitalized costs in ongoing development. 

 Total assets are $274.5 million and Shareholder’s equity of $215 million as at year-end. 

 Sales of $2.3 million, totaling almost $150 million since our commencement of business. 

 Development assets increased in fair market value by $5 million in 2013, while total fair value 

increases since inception amount to $18.3 million. Real estate inventory was devalued by $2.5 

million in the current year due to a decrease in property value and net saleable area reduction.  

 Net loss for the year ended December 31, 2013 was $2.1 million, with net income since 

inception of $50.4 million. 

 

Although land sales are the most evident measure of BUILD TORONTO’s short-term activities, as 

demonstrated on the first line of our income statement, our focus remains on longer-term development 

to maximize the return to the City for our assets. The activities that we undertake to move properties 

through the development cycle include conceptual design, zoning, site preparation, leasing, partnering 

with best-in-class real estate organizations, environmental remediation, infrastructure planning and, 

potentially, construction. The time frame of our projects depends on the extent of the development 

activities that BUILD TORONTO believes will maximize the return on the properties. While the majority of 

the value creation will only be seen upon completion or sale of these properties, there are indirect signs 

of this activity through the capitalization of development costs to these projects, and through the 
increase of fair value of the investment property, as shown in the financial statements.  
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As well, BUILD TORONTO is involved in significant City-Building activities. We do this, by encouraging 

and mandating City-Building initiatives on sites that are ready for market, as well as on some longer-

term development projects. For instance, we are working with the Waterfront Secretariat to ensure the 

Fort York Pedestrian and Cycle Bridge at Ordnance is constructed. We are also working on building 

affordable housing, planning for adaptive re-use projects and facilitating in the construction and 

programming of parks, roads and infrastructure. These are time and capital intensive projects, and 

although the results of these efforts cannot be demonstrated on our financial statements, once they are 

complete, the financial and City-Building benefits to the City will be evident.    

 

Financial Report for 2013 

BUILD TORONTO’s financial statements are presented using International Financial Reporting Standards 

(IFRS), which were adopted based on management’s evaluation of the criteria applicable to the 

company’s business and its determination that IFRS provide the most appropriate reporting framework. 

The utilization of IFRS has a significant impact on the manner in which the financial statements are 

presented and on the financial amounts reported. (Please see note 2 of the Financial Statements for 

further information.) Although BUILD TORONTO obtains properties from the City at nominal value, we 

value properties at their fair market when transferred from the City. The properties recorded on BUILD 

TORONTO’s financial statements are listed at the end of the MD&A.  

 

BUILD TORONTO has acquired a significant number of assets over the past four years, which are initially 

recorded at the “highest and best use” fair market value, and some of which have been subsequently 
sold. These assets are classified on the Statement of Financial Position 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 rental income, 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 (loss) for the year in the Statement of Net 

Income (Loss) and Comprehensive Income (Loss). Real estate inventory is also initially recorded at fair 

market value, and adjusted for decreases in net realizable value, which will be reversed if the same 

properties recover their value.  
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Real estate inventory decreased by $3.0 million to $95.8 million at December 31, 2013, as compared 

with $98.8 million at December 31, 2012. This decrease in the real estate inventory is mainly the result 

of a transfer of a property from BUILD TORONTO to another City entity, offset by capitalized 

development costs, the reclassification of a parcel of land from investment properties, a negative 

revaluation adjustment and the addition of one property, 455 Dovercourt Road, acquired from the City 

of Toronto.  

 

At December 31, 2013, BUILD TORONTO had investment properties of $60.3 million, as compared with 

$60.8 million at the end of 2012. Although the amount is only slightly lower, the change is the result of a 

reclassification of a parcel of land to real estate inventory, offset by capitalized development costs, and 

the net gain from fair value adjustments of $5.0 million recorded on the Statement of Net Income (Loss) 

and Comprehensive Income (Loss).  

 

Some of BUILD TORONTO’s development activities are carried out with partners, such at 10 York and 

Ordnance / Strachan. During 2013 and early in 2014, many milestones were reached at 10 York, where 

BUILD TORONTO has a 35% interest, such as the minimum level of pre-sales to allow for the project to 

move ahead, approvals from the City to commence construction and a financing commitment to fund 

the costs of construction. Once approvals were obtained, construction commenced in the first quarter in 

2014. There was a tremendous amount of work performed during 2013, with almost $4.0 million of net 

development costs capitalized to the project, so that the project would be ready to begin in 2014.  
 

As part of its strategy to maximize the return on real estate sales, BUILD TORONTO may utilize shorter-

term, appropriately secured vendor take-back (VTB) financing to broaden the potential pool of 

purchasers and to encourage higher sales revenues on the sale of properties. At December 31, 2013, 

BUILD TORONTO has short-term VTBs, registered against the properties that were sold in 2012, in the 

amount of $21.7 million, recorded under Loans Receivable, as well as a receivable from Toronto 

Waterfront Studios Inc. (Pinewood) of $3.8 million. As well, BUILD TORONTO has a longer-term VTB of 

$1.5 million and a receivable related to Pinewood of $33.4 million. Overall, BUILD TORONTO’s total 

assets have decreased by approximately $19.3 million, to $274.5 million at December 31, 2013, from 

$293.8 million at December 31, 2012, as a result of the activity noted above.  
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Liabilities at December 31, 2013, include a decrease in the amount accrued for environmental costs of 

$9.3 million to $17.5 million at December 31, 2013, from $26.8 million at the end of 2012. The provision 

is the discounted value of future environmental costs recorded upon the acquisition of certain real 

estate assets for clean-up and demolition costs, and is reduced when those costs are expended. There 

is a current debt in relation to Pinewood, which mirrors the current loan receivable noted above, of $3.8 

million. Longer-term debt at December 31, 2013, of $33.4 million relate to Pinewood, again as noted 

above. 

 

When real estate properties are acquired by BUILD TORONTO from the City of Toronto for nominal 

consideration, the “physical” liabilities are assumed, such as environmental liabilities. The properties are 

initially recorded at their fair value when they are acquired, with the difference between fair value and 

consideration paid and liabilities assumed, recorded in contributed surplus, which is a component of 

equity. As noted above, increased costs of acquiring these properties can often be substantial, such as 

those related to environmental issues and geotechnical concerns, and these costs are accrued upon 

acquisition. The equity to date represents the contribution of these properties and the cumulative 

operations and dividends paid to date. The equity has decreased to $215.5 million at December 31, 

2013, from the December 31, 2012 amount of $228.6 million, which is mainly due to the $10 million 

dividend paid to the City and the $2.1 million net loss for the year.  

 

Sales of real estate inventory for the year ended December 31, 2013, were $2.3 million, as compared 

with $94.2 million for the corresponding period in 2012, and $148.6 million since operations began in 
2010. Cost of sales was $1.0 million for the year ended December 31, 2013, while gross profit from real 

estate sales was $1.3 million, compared with $39.6 million for December 31, 2012, and $62.7 million to 

date, respectively. When BUILD TORONTO records sales under IFRS, the resulting profit is reduced by 

the fair market value of the properties, through the cost of sales. These fair market values are non-cash 

adjustments, which when deducted, result in a lower accounting profit from real estate sales, as 

compared to the net cash earned from these transactions. The majority of the cost of sales are non-

cash items related to the fair value adjustment; therefore, the cash generated by these sales is almost 

the full sales proceeds, as shown on the Statement of Cash Flows. This accounting treatment reflects 

the true incremental “value add” of the BUILD TORONTO approach using a professional real estate 

framework to ensure that we leverage our portfolio for the benefit of our Shareholder, both financially 

and through extensive City-Building initiatives within the projects. 
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Investment property net property income for the year ended December 31, 2013, decreased by 

approximately $0.7 million, to $0.8 million, from $1.5 million, due to lower property income, as well as 

higher non-recoverable costs. 

 

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 $5.0 million during the year ended December 31, 

2013, compared with $5.2 million during the year ended December 31, 2012, totaling over $18.3 million 

of positive value increases since inception. This year, BUILD TORONTO recorded a negative charge for 

$2.5 million for a revaluation adjustment for inventory properties, and a positive charge of $2.3 million 

for revaluation adjustment, due to discounting of the environmental provision. These are all non-cash 

amounts. 

 

General and administrative expenses of $8.3 million for the year ended December 31, 2013, were 

approximately $0.8 million higher than the prior-year period costs of $7.5 million, but $0.7 million less 

than budgeted for the current year.  

 

Interest income was $2.8 million for the year ended December 31, 2013, approximately $1.2 million 

higher than the prior year, mainly as a result of the interest earned on BUILD TORONTO’s VTB program. 

Financing costs were $0.2 million lower than last year, at $0.8 million for the year ended December 31, 

2013, and as a result of the revaluation adjustment of the environmental provision noted above, we 
incurred a non-cash charge of $0.8 million. 

 

Net loss and total comprehensive loss for the year ended December 31, 2013 was $2.1 million, a 

decrease from last year’s net income and total comprehensive income of $38.8 million. 

 

During the year ended December 31, 2013, BUILD TORONTO’s cash decreased by approximately $9 

million, to $31.1 million at December 31, 2013, from $40.0 million at December 31, 2012, mainly as a 

result of the payment of the dividend to the City in the amount of $10 million, the loss for the period and 

capitalized costs, offset by the collection of a portion of the outstanding VTB mortgages.  
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Although this was a year with slowing sales, BUILD TORONTO continues to develop existing real estate 

assets and generate returns through 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 efficient and effective in the execution of our mandate. 

 

 

The properties currently recorded on BUILD TORONTO’s books are as follows: 
Inventory and Investment Inventory and Investment Partnerships 

225 Commissioners St (Pinewood) 4050 Yonge St 120 Harbour St (10 York) 

1035 Sheppard Ave W (Downsview) 28 Bathurst St Ordnance St & Strachan Ave 

301 Rockcliffe Blvd 2 Bicknell Ave  

30 Tippett Rd 411 Victoria Park Ave  

50 Wilson Heights Blvd 455 Dovercourt Rd  

4625-4650 Eglinton Ave W 383 Old Weston Rd  

1978-2000 Lakeshore Blvd 20 Dunelm St  
75 Billy Bishop Way 297 Sixth St  

805 Don Mills Rd & Eglinton Ave   

 

 





PricewaterhouseCoopers LLP
PwC Tower, 18 York Street, Suite 2600, Toronto, Ontario, Canada M5J 0B2
T: +1 416 863 1133, F: +1 416 365 8215, www.pwc.com/ca

“PwC” refers to PricewaterhouseCoopers LLP, an Ontario limited liability partnership.

May 7, 2014

Independent Auditor’s Report

To the Shareholder of
Build Toronto Inc.

We have audited the accompanying consolidated financial statements of Build Toronto Inc., which
comprise the consolidated statement of financial position as at December 31, 2013 and the consolidated
statements of net income (loss) and comprehensive income (loss), changes in equity and cash flows for the
year ended December 31, 2013, and the related notes, which comprise a summary of significant accounting
policies and other explanatory information.

Management’s responsibility for the consolidated financial statements
Management is responsible for the preparation and fair presentation of these consolidated financial
statements in accordance with International Financial Reporting Standards, and for such internal control
as management determines is necessary to enable the preparation of financial statements that are free
from material misstatement, whether due to fraud or error.

Auditor’s responsibility
Our responsibility is to express an opinion on these consolidated financial statements based on our audit.
We conducted our audit in accordance with Canadian generally accepted auditing standards. Those
standards require that we comply with ethical requirements and plan and perform the audit to obtain
reasonable assurance about whether the consolidated financial statements are free from material
misstatement.

An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in
the consolidated financial statements. The procedures selected depend on the auditor’s judgment,
including the assessment of the risks of material misstatement of the consolidated financial statements,
whether due to fraud or error. In making those risk assessments, the auditor considers internal control
relevant to the entity’s preparation and fair presentation of the consolidated financial statements in order
to design audit procedures that are appropriate in the circumstances, but not for the purpose of expressing
an opinion on the effectiveness of the entity’s internal control. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of accounting estimates made by
management, as well as evaluating the overall presentation of the financial statements.

We believe that the audit evidence we have obtained in our audits is sufficient and appropriate to provide a
basis for our audit opinion.
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Opinion
In our opinion, the consolidated financial statements present fairly, in all material respects, the financial
position of Build Toronto Inc. as at December 31, 2013 and its financial performance and its cash flows for
the year ended December 31, 2013 in accordance with International Financial Reporting Standards.

(Signed) “PricewaterhouseCoopers LLP”

Chartered Professional Accountants, Licensed Public Accountants






































































































