
Presentation to 
Property Standards Committee –

Toronto and East York Panel

February 28th, 2022

Delivered By: Tara Piurko, Miller Thomson LLP,

Michael Simone & Salima Rawji (Registered Owners 69 Riverview Gardens)



ADJOURNMENT REQUEST



Request of Property Standards Committee

Written correspondence submitted to City on February 14, 2022 requesting an 
adjournment and rescheduling to June 2022 or thereafter based on:

• Our scheduled appointments at Toronto Archives were recently cancelled due to the ongoing public health 
situation. We require access to the Archives to complete investigative work on original subdivision pertaining 
to the retaining wall ownership and responsibility. Confirmation of cancellation provided with adjournment 
request;

• Experts and/or consultants the Registered Owners intended to have attend the property have been unable to 
do so given frozen soil as well as the recent episodes of heavy snowfall and inclement weather. As a result, 
access to and visual inspection of the area where the retaining wall resides has not been possible. 

• We have not been provided with a high resolution CAD version of the property survey completed by 54 
Rivercrest Road which was used by Municipal Licensing and Standards to determine the location of the 
retaining wall in question. We kindly request this be provided so that we can have it peer reviewed by an 
expert. 



SHOULD ADJOURNMENT REQUEST NOT 
BE GRANTED, THE FOLLOWNG 

INFORMATION IS OFFERED. 

(NOTE, ADDITIONAL INFORMATION IS STILL BEING GATHERED AND 
THEREFORE THIS EVIDENTIAL RECORD IS NOT COMPLETE.) 



54 Rivercrest Road

71 Riverview Gardens – Wall deteriorated

67 Riverview Gardens – Wall deteriorated
LEGEND:

Retaining Wall noted in 69 Riverview   
Gardens Order to Comply

Other sections of retaining wall



Photo Documentation 

Retaining Wall

69 Riverview Gardens

54 Rivercrest 
Road

Photo Date: Feb 1, 2022



Wall has a substantial
Lean onto 69 Riverview
Gardens property. 

Photo Date: May 5, 2020



Wall leaning is so extreme that it 
pushed over a portion of 69 Riverview 
Gardens fence in May 2019. (Fence 
shown is that of 69 Riverview Gardens)

Notice the top course of blocks have 
been displaced and bottom course of 
blocks is materially inset when 
compared to top course. 

Photo Date: May 5, 2020



Original Plan of Subdivision – 1931 (Plan 2714)

Green: 69 Riverview Gardens Lot

Red: 54 Rivercrest Road Lot

Note, both lots for 69 Riverview 
Gardens and 54 Rivercrest Road 
were established in same Plan of 
Subdivision in 1931.  



69 Riverview Gardens Survey - 1934 69 Riverview Gardens 
home was built in 
1934. This survey is 
also from 1934. 

No Retaining Wall on 
69 Riverview Gardens 
Lands



54 Rivercrest Road Survey- 1944  and 1945

April 1944 Survey:  
54 Rivercrest Rd. home and 
retaining wall are not built; no 
retaining wall shown on survey.

April 1945 Survey: 
54 Rivercrest Road home is now built. 
Home build date also confirmed by the 54 
Rivercrest legal counsel (Baker Law). 

Survey shows Retaining Wall 100% within 
54 Rivercrest Road property limits.
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Red Lines: Property Lines
Black Hatch: Retaining Wall
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Detail of 54 Rivercrest Road Survey- 1945



69 Riverview Gardens Survey - 1955 

Survey Clearly States: West Face of Concrete 
Retaining Wall located 11.5 inches East of 
Property Line. 

100% within 54 Rivercrest Rd property limits. 

Survey Clearly States: West Face of 
Concrete Retaining Wall located     
5 inches East of Property Line. 

100% within 54 Rivercrest Rd 
property limits. 



69 Riverview Gardens Survey – 1994 
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Detail of 69 Riverview Gardens Survey – 1994 

**Note Comment** West Face of Wall is 
0.22 feet (2.64 inches) East of Property 
Line. Compared to measurement (11.5 
inches) noted on 1955 W.S. Gibson & 
Sons Survey, the wall has moved West by 
8.86 inches over a period of 39 years. 

**Note Comment** West Face of Wall 
is 0.25 feet (3.0 inches) East of Property 
Line. Compared to measurement (5 
inches) on 1955 W.S. Gibson & Sons 
Survey, the wall has moved West by      
2 inches over a period of 39 years. 



Feb 18, 2022 Letter from Surveying Firm that Completed 1955 Survey 

Note: Lot 41 is the 54 
Rivercrest Road Property



Toronto Municipal Code, Chapter 629, Property Standards



Toronto Municipal Code, Chapter 629, Property Standards



Building Code Act 1992 – S15.3 (7) Effect of decisions

(7) An order that is deemed to be confirmed under subsection (2) or that is confirmed or 

modified by the committee under subsection (3) or a judge under subsection (6), as the case 

may be, shall be final and binding upon the owner and occupant who shall carry out the repair 

or demolition within the time and in the manner specified in the order. 1997, c. 24, s. 224 (8).



Procedural Error (Building Code Act 1992 – S15.2)



Procedural Error (Order to Comply, 69 Riverview Gardens)

1. Compliance Date of January 28, 2021 stated on Order to Comply is 
earlier than Date of Issuance (Dec 9, 2021) – error on legal document;

2. The 69 Riverview Gardens Order to Comply states that property was 
inspected on April 7, 2021- 16 days after the order to comply and 
corresponding repair obligation had been confirmed for 54 Rivercrest 
Rd and two days before the City of Toronto hand delivered a letter to 
69 Riverview Gardens alerting them of the immediate danger of the 
retaining wall located on the property at 54 Rivercrest Rd. 

3. S 15.2 of Ontario Building Code Act expressly requires that a Bylaw 
Officer identify themselves to the Owners prior to inspecting a 
property. Mr. Michael Antoniou never identified himself to the Owners, 
nor did he directly access our property. We have never even spoken to 
Mr. Michael Antoniou. Any inspection that apparently occurred was not 
carried out in accordance with the Property Standards Bylaw and 
Building Code Act requirements.



Procedural Error: Building Code Act, 1992 S 15.7

On April 9, 2021, Municipal Licensing and Standards hand delivered a letter to the 
Owners of 69 Riverview Gardens advising that the “wall located on the property 
within the municipal address of 54 Rivercrest Rd ….poses an immediate danger to the 
health or safety of persons”.

The City of Toronto stated they would be taking “further steps…and [would] contact 
the [Owners] early next week” in relation to eliminating this immediate danger. 

To date, the City of Toronto have not contacted the Owners of 69 Riverview Gardens 
and have taken no steps to reduce or terminate this danger. Instead, The City of 
Toronto has allowed this safety issue to persist since July 23, 2020 when the City of 
Toronto first inspected the 54 Rivercrest wall. This is contrary to the obligation in the 
Building Code Act, 1992 S 15.7(1) where “remedial repairs [are required] to be carried 
out immediately to terminate the danger. 



Request of Property Standards Committee

We respectfully request that the Property Standards Committee rescind the

Order to Comply issued against 69 Riverview Gardens given the substantial

and material evidence that exists confirming we share no ownership interest

in or responsibility for the retaining wall in question.

Furthermore, we request that the Property Standards Committee enforce the

original Order to Comply issued against 54 Rivercrest Road in a timely

manner to ensure the safety of all persons and residents.


