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       November 16, 2022 

 

To: The Standing Committee on Heritage, Infrastructure and Cultural Policy 
RE: Bill 23: More Homes, Built Faster Act  

 

Dear Members of the Committee, 

We are writing to voice some comments and objections to Bill 23, the More Homes Built Faster 

Act. 

The ABC Residents Associations serves members of our community who are both renters and 

owners living within the boundaries of Avenue Road, Yonge Street, Bloor Street and the CP rail 

tracks. Our neighbourhood (which includes Yorkville ‘Village”) has been on the fault line of 

urban intensification since the late 1990’s and while we have opposed some of the more 

egregious developments proposed during that time, we have also supported many, specifically 

those that reciprocate increased density with improved public realm, good architectural / urban 

design and reasonable community benefits.  

We are particularly proud of our close working relationship with First Capital Realty and 

Greybrook Realty Partners (and previously, Empire Communities) in the exemplary redesign 

and development of York Square (Avenue Road and Yorkville Avenue). Our leadership in 

creating a new urban park at Bay and Cumberland in conjunction with the redevelopment of 

80/82 Bloor Street West exemplifies our commitment to urban quality of life (with a special 

shout-out to lawyer Adam Brown). 

We can point to a further 8 or 9 developments that had a mediated resolution where the 

developers themselves acknowledged a superior outcome for themselves --- most recently the 

Staples site at Yonge and MacPherson --- proving “win-win” is possible if all parties are willing 

to come to the table and there is some balance in the power structure. This is genuine 
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community building as opposed to “City Building” --- the latter being a tiresome marketing 

tagline.   

Accordingly, the idea that somehow ‘third-party’ organizations such as ours are all that stand 

between developers and a wealth of housing starts, is literally an absurdity that belies any 

factual evidence.  

It is interesting that the four highly respected development lawyers we have contacted have 

shared, in their experience, no such ‘third party’ obstacle has ever existed ---and some 

acknowledge the evidence is quite to the contrary. 

We support the underlying premise of Bill 23 to help meet the housing demands of a growing 

Ontario population and we can point to our initiatives and efforts in this regard; however, we 

are unclear as to how building more 500 square feet ‘homes’ at a price of $2,000+ per square 

foot is going to solve that problem. It is a conceit propagated by a handful of developers, with 

organizations such as ours presented as convenient ‘straw men’ and the provincial government 

seemingly swallowing this hook, line, and sinker. 

An unpleasant truth is that our housing crisis, at its core, is the result of a lack of unified and 

consistent zoning, specifically as it relates to Toronto, and this is a failure of successive 

provincial and municipal governments. This in turn has fueled, over the past 18 years, a 

speculative bubble in land assembly valuations. The City of Toronto failed to introduce 

comprehensive city-wide updated zoning in 2003 – 2005 in conjunction with its new OP and the 

consequences continue to be felt to this day. Most home builders would prefer the same thing 

residents do --- clarity and predictability. Instead, we have a system that is literally 

dysfunctional and challenging to even explain. The motivations of the City are unclear but the 

adjudication of developments individually can be intoxicating --- and the lure of Section 37 

predicated on archaic zoning has played a role. 

We have arrived at a point where many developers unabashedly predicate their density / built 

form demands upon the financial hurdles that they themselves create by bidding up land 

valuations and then insisting the municipality/OMB/LPAT/Tribunal make their speculations 

good. This is both ad hoc and irrational and decidedly not “city building”.  Moreover, it skewers 

the marketplace towards the low hanging fruit of the high rise mini-condo market which is 

often investor-demand driven and hardly going to house families. (We are encouraged that Bill 

23 acknowledges what the Bank of Canada and the British Columbia Securities Commission 

have expressed increasing concern over --- that being the role onshore and offshore ‘investor’ 

capital plays in fueling the bubble.) 

A few other comments: 
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Site Plan Control Process 

The proposed changes to the site plan control process eliminate a city’s ability to challenge 

proposed architectural designs and assess them for suitability and desirability in the context of 

the character and public realm of a neighbourhood. We also understand that the proposed site 

plan changes restrict the ability of municipalities to impose energy efficiency standards within 

the design concept of a building, which, given the climate change crisis we face, is not 

acceptable.  

Restrictions on Development Fees 

Development charges fund the critical infrastructure Ontario citizens rely on. Our roads, transit 

systems, sewer systems and many other amenities, including fire stations and libraries are 

funded through development charges. Already, in neighbourhoods such as ours, we are seeing 

a shortfall in necessary infrastructure management and improvements, such as the upkeep of 

our parks and the ability of our public transportation to accommodate the exponential 

population growth we are seeing due to densification. By restricting development fees, 

property owners and businesses will bear the ever-increasing burden of supporting our 

municipal infrastructure. 

Parks, Greenspace and Our Natural Environment 

The COVID-19 pandemic has taught us that green spaces in dense urban neighbourhoods are 

vital to the health of our citizens and that the need for outdoor recreational space is more 

important than ever. It is unacceptable that Bill 23 proposes to halve the amount of parkland 

that developers are required to allocate to new developments and imposes limits on the funds 

a city may accumulate for larger projects. Also, the determination of the parkland allocation 

and location needs to remain with the municipality and must not be passed on to the 

landowner. 

We are also concerned about the proposed restrictions on the ability of conservation 

authorities to review and comment on development applications. This will have devastating 

effects on our natural environment. Provincial policies must not prioritize rural growth and 

expansion at the cost of protecting our natural habitats and biodiversity.  

Cultural Heritage Protection  

Currently, municipalities have 60 days to prevent the demolition of buildings with potential 

heritage value. Under the new provincial rules, there will be only 30 days to protect the 

building, which is not enough time for City Council to act. We understand that under Bill 23, 

some buildings may be exempt from heritage designation from the moment a development 

application is submitted. A large portion of the ABCRA geography lies within the Yorkville-

Hazelton Conservation District with buildings dating back to the early 1800’s. These buildings 

must be protected to help preserve what is left of our city’s cultural heritage.  In fact, it is 
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largely because of these heritage buildings and the ‘village’ urban character that developers are 

drawn to this neighbourhood and can command premium prices. 

We would note that over the course of the past 12 years we have disagreed with Toronto’s 

heritage planners on at least 6 occasions and have sided with the developer/applicant --- most 

notably on York Square. We further acknowledge that a planning department may at times use 

heritage as negotiating leverage, something we do not abide. However, this does not change 

the fact that there has been some exemplary heritage conservation wins in our area (and 

throughout Toronto) including the west side of Yonge from Cumberland to Yorkville where the 

heritage preservation is both exemplary and undoubtedly enhanced the marketing and sales 

performance for the 2 developers involved. Win-win. 

In summary, it is reckless to throw out the baby with the bath water. 

Public Consultation, Engagement, and Appeals 

We do not agree with the restrictions imposed on the review period for development 

applications and the elimination of third-party appeals to the Ontario Land Tribunal (OLT). Both 

severely curtail the ability for public consultation and for residents’ associations such as ours to 

be able to appeal development decisions. In addition, the Bill proposes that the OLT have the 

power to order costs against the party who loses at a hearing. Resident input into planning 

decisions is vital to building strong and resilient communities. This provision has clearly been 

included in the Bill to deter community participation in the development process and 

represents an assault on our democratic rights.  

We urge members of the committee to withdraw the Bill and to rethink how the objective of 

meeting housing demand in Ontario can be achieved within the context of appropriate 

consultation and analysis that address the concerns we have outlined above. The focus of a 

sound housing development policy should not be solely on building quantitatively more homes. 

Rather, it must be about creating housing within liveable, thriving, equitable and sustainable 

communities that are shaped by the participation of their citizens.  

 

Sincerely, 

John Caliendo, ABCRA Co-President . 
Ian Carmichael, ABCRA Co-President  
On behalf of the ABCRA Board of Directors 
 

Cc: Premier Doug Ford, MPP 
Hon. Steve Clark, MPP 
Hon. Todd Smith, MPP 
Hon. David Piccini, MPP 
Hon. Neil Lumsden, MPP 
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Jill Andrew, MPP 
Jessica Bell, MPP 
Stephanie Bowman, MPP 
Robin Martin, MPP 
Dr. Adil Shamji, MPP 
Kristyn Wong-Tam, MPP 

 


