STIKEMAN ELLIOTT

Stikeman Elliott LLP Barristers & Solicitors
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BY FACSIMILE AND BY HAND November 20, 2013
(416) 392-1870 File No. 107392.1004

City Clerk

City Clerk's Office

Toronto City Hall, 10th Floor, West Tower
100 Queen Street West

Toronto, ON Mb5H 2N2

Attention: Nancy Martins, Administrator Planning and Growth Management
Committee

Dear Madam:

Re: Planning and Growth Management Committee Meeting November 21, 2013
Proposed Official Plan Amendment Pertaining to Economic Health and
Employment Lands Policies and Designations
2 Champagne Drive and 1107 Finch Avenue West — Request to Convert
Employment Lands

We are the solicitors for 2224484 Ontario Inc., the owners of the 3.959 hectare
property at 2 Champagne Drive and 1107 Finch Avenue West (the “Property”), fronting
on to Finch Avenue West, west of Dufferin Street.

Our client purchased the Property three years ago with the intent to make a
substantial investment to intensify its use for employment purposes given its highly
accessible location on Finch Avenue West, just east of the new subway stop being
constructed near the corner of Finch Avenue West and Keele Street. A Coca Cola bottling
plant was formerly located on the Property.

Our client owns and operates the Polyclinic Family and Specialty Medicine
Centre (the “Polyclinic”) which is a large private medical clinic with extensive
diagnostic equipment and related medical and office space located in leased premises at
4646 Dufferin Street. The Polyclinic has 50 physicians and is the largest medical facility
providing coordinated, synergistic and comprehensive services in one location in the
community.

The Property was purchased to enable the relocation and expansion of the
Polyclinic to include additional medical office and office space as well as both medically-
related and unrelated retail space and ultimately in future development phases, a hotel
and a proposed senior’s retirement residence. The development of a large integrated
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STIKEMAN ELLIOTT 2

medical complex will be of benefit to the community and is intended to be a catalyst for
future investment in the newly formed Dufferin Finch Business Improvement Area.

The ultimate development of the medical complex and related uses is proposed
in three phases. The first phase is the current renovation and expansion of existing
employment space on the Property to accommodate the relocated Polyclinic, the
construction of which is well underway. The Property currently accommodates a
“Future Stars” Hockey Academy School which consists of five indoor ice rinks including
a full NHL sized rink which operates year-round and the fully enclosed Formglas
manufacturing operation. Over time, the Formglas operation will vacate its space to
facilitate additional phases of the development including a hotel as the second phase
and a senior’s retirement residence as the third and final phase.

The hotel will complement the Polyclinic and Future Stars Hockey Academy as
both uses draw clientele not only from the local community, but also from across the
Province because of their specialties. A seniors retirement residence would be an
appropriate accessory use to the Polyclinic as it would be able to accommodate patients
of the Polyclinic as they become older/and or more frail and their health more medically
complicated to the extent that they are no longer able to live independently.

Proposed Official Plan Amendment No. 231 to the City’s Official Plan

Mapping in proposed Official Plan Amendment No. 231 pertaining to Economic
Health and Employment Lands Policies (the “OPA”) appended to the November 5, 2013
Final Report on the OPA (the “Final Report”), indicates that the Property is proposed to
be redesignated General Employment Area.

The Polyclinic, medical office, office, retail and hotel uses discussed above are
permitted by the current Official Plan designation and zoning of the Property and will be
permitted by the proposed General Employment Area designation.

The accessory senior’s retirement residence use will not be permitted by the
proposed General Employment Area designation, which is of concern to our client given
their long-term plans for the Property. As discussed below, our client submitted a
conversion request seeking an exception to the General Employment Area designation to
permit such use.

An additional matter of concern to our client is the removal of recreation centres
as a permitted use in Employment Areas where the lands front on to the major streets
shown on Map 3 in the Official Plan, which include Finch Avenue West. While not
currently planned as part of the proposed redevelopment of the Property, a recreation
centre is a use which would be compatible with the uses planned for the Property and
our client would like to retain the as of right ability to develop such use on the Property.

The Conversion Request

We attach a copy of the conversion request our client submitted to City of
Toronto Planning Staff (“Staff”) on June 18, 2013 requesting that consideration be given
to adding an accessory retirement home (seniors residence) to the list of uses permitted
on the Property.
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The attached letter from the Project Manager Official Plan Review advises that
May 31st was the deadline for reporting on conversion requests but that Staff will
endeavor to visit the site and informally assess this request. Staff have not reported on
this conversion request either formally or informally.

Since the submission of the conversion request, our client has considered
amending its conceptual site plan so as to locate uses such as restaurant and retail space
along the Finch Avenue West frontage which will animate the streetscape along this
portion of the street. Accordingly, our client is now seeking a more general site-specific
permission for a senior’s retirement residence which would permit its location anywhere
on the Property. As a recreation centre would be a compatible use of the Property,
potentially on an interim basis until full-build out of the planned hotel and senior’s
retirement residence phases, our client is also seeking site-specific permission for this use
as well.

The Polyclinic is close to an established residential and university community
and will be an important catalyst to increasing the vibrancy of the Dufferin Finch
Business Improvement Area and the existing Employment Area. The inclusion of a
senior’s retirement residence on the Property as part of an integrated private medical
facility would be an appropriate accessory use and would have no adverse impact on,
nor be adversely impacted by, surrounding land uses in the Employment Area. A
recreation centre would similarly be a compatible use on the Property.

The Request to the Committee

For the reasons noted above, we submit that there is strong planning rationale to
support the incorporation of Site and Area Specific Policies to permit a senior’s
retirement residence and a recreation centre on the Property.

Accordingly, we respectfully request the Committee to direct the Planning
Department amend the policies in the OPA to allow a senior’s retirement residence

and a recreation centre on the property at 2 Champagne Drive and 1107 Finch Avenue
West.

Should you have any questions respecting this request, kindly contact the writer
at your earliest convenience.

Yours very truly,
L—’\n\ o

Jamys W. Harbell

JWH/vs
Enclosure

cc. 2224484 Ontario Inc.
Gerry Rogalski, Senior Planner, City Planning Division
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Kerri Voumvakis

{DMTBRUN‘“' Director, Stratsgic
’ S initigtives, Policy & Analysis

City Planning Metro Hail Tel: 416-392-8148
Jennifer Keesmaat, Chief Planner and Executive Director 55 John Sireet Fax: 416-392-3821
22™ Floor kvoumva@toronto.ca

Toronto, Ontaric M5V 3C8

Paul Bain

Project Manager Official Plan Review
City of Toronto Planning Division

Tel: 416-392-8781

Email: pbain@toronto.ca

Dr. Lew Pliamm

4646 Dufferin Street, Suite 5
Toronto, Ontario

M3H 584

Dear Dr. Pliamm:

We have received your recent letter regarding 2 Champagne Drive and 1107 Finch
Avenue West dated June 18, 2013. | am writing to confirm that the proposed offices and
hotel in the first phases of development are permitted employment uses, but the seniors
residence in the third phase would be a conversion of employment lands to a residential
use which we would discourage.

We have been receiving requests to convert employment lands for the past two years and
will be submitting final reports on all of them to Planning and Growth Management
Committee in November 2013. As we have over 120 such requests already, Council set
May 31% as the deadline for those convetsion requests to be reported out to Committee.
We will endeavour, however to visit the site and informally assess the request.

The senior planner dealing with conversion requests In North York is Gerry Rogalski whose
email Is grogals @toronto.ca and his phone no. is 416-397-4074. Could you forward us an
email where we might contact you.

Many thanks

F Rooe,

Paul Bain
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2224484 Ontario Inc.

DELIVERED June 18, 2013

City of Toronto

City Planning, Policy & Research
Metro Hall

55 John Sireet, 23rd Floor
Toronto, ON M5V 3C6

Attention: Paul Bain, Program Manager, Citv Planning Division

Dear Mr. Bain:
Re: 2 Champagne Drive and 1107 Finch Avenue West, Toronto

We are the owners of the 3.959 hectare property at 2 Champagne Drive and
1107 Finch Avenue West (the “Property”), fronting on Finchh Avenue West, west of
Dufferin Street. The location of the Property is shown on the attached property
location map.

Three years ago we bought the Property, which had been a former Coca Cola
bottling plant, with a view to making substantial investments to intensify its use for
employment uses given its highly accessible location on Finch Avenue, just east of
the new subway stop being constructed near the corner of Finch and Keele Streets.

I am the chair of the Dufferin Finch Business Improvement Area Steering
Committee. As a founding member of the BIA, our company is committed to the
revitalization of the Dufferin Finch area and has injtiated the process of reinvesting
in the Property with the hope that it becomes a catalyst for additional private
investment in the area, particularly given the proximity of major new transit
infrastructure. As described below, the development we propose on our Property
will substantially increase the employment opportunities in the area. A recent arlicle
on the Dufferin Finch BIA is attached for your information.

Investment in the Property to Date

After we purchased the Property, we subsequently obtained a series of
Building Permits which have allowed us to double the size of the “Future Stars”
Hockey Academy School on the Property to approximately 5565 square metres
making it the largest hockey school in Ontario. The Hockey Academy contains five
indoor ice rinks including a full NHL sized rink, which operate year-round. The
Hockey Academy attracts children from all over Ontario and even from Europe, as
Canada has a stellar international hockey reputation. The Hockey Academy runs
intensive “hockey camps” on a regular basis.

2 Champagne Drive, Toronto, On M3J 2C5 * Tel, +1 416 245-0035 * Fax. +I 416 245-0036



We have also retained the Formglas manufacturing operation.

In July and November of 2012 we obtained further Building Permits to
convert some of the unused Formglas space to allow for over 6,000 square metres of
new office and medical space to facilitate the move of the existing Polyclinic Family
and Specialty Medicine Centre (the “Polyclinic”) currently operating at 4646
Dufferin Street to expanded premises of approximately 4,556 square metres. The
remainder of the space will be used for professional office space and includes
approximately 790 square metres of medically related retail space.

Transit accessibility for both patients of the medical services and employees
of the Polycliric and confidence in the emerging changes to this tired employment
area through the newly initiated Dufferin Finch BIA were the prime reasons for the
move. The Polyclinic is cdJose to an established residential and university community
and will be an important catalyst in increasing the vibrancy of the Dufferin Finch
BIA and the existing employment area.

Background on the Polyclinic

I am a medical doctor by training and started the Polyclinic in 1993 in the
basement of a small house at 79 Finch Avenue West when I was working in
emergency medicine at North York Branson Hospital.

Over the last 20 years the Polyclinic has grown to 50 physicians with 110 staff
in a 30,000 square foot operation at 4646 Dufferin where we currently have over
40,000 patient visits per year. Given the ethnicity of the area, we cater to most of the
Russian community including well established and immigrant patients. The local
churches, synagogues, mosques and social agencies refer these patients to us as we
can cater to them in their native languages. Many of our staff speaks Russian and
we have bilingual Russian and English signage throughout our clinic along with
information materials in Russian for preventative health and medical procedures
preparation. We also act as a resource for Public Health dealing with Sexually
Transmitted Diseases and Tuberculosis for Russian speaking immigrants. The
Polyclinic provides a valuable service to the community and provides well-paying
jobs.

The Polyclinic provides patients with wide-ranging medical and diagnostic
services and tests, many of which are usually reserved for a hospital setting. A
brochure outlining the services available at the existing Polyclinic is attached.

First Phase of Development on the Property-Relocation and Expansion of the
Polyclinic




The new Polyclinic space currently under construction is expected to be
completed by September of this year. The majority of the existing Polyclinic services
are expected to move from 4646 Dufferin Street to the new expanded premises on
the Property shortly thereafter.

For an interim period we will continue to run certain Polyclinic activities
such as the walk-in clinic and administrative functions in much reduced space at
4646 Dufferin Street to allow for a period of transition to the new space.

The many medical services available at the Polyclinic include: family
medicine; cardiology; respirology; dermatology; cosmetic inedicine; endocrinology;
gastroenterclogy; gastrointestinal endoscopy; rheumatology, gynecclogy; dentistry;
pain management; pulmonary function laboratory; sleep medicine laboratory; minor
surgical procedures; chiropractic; physiotherapy; acupuncture; massage; optometry;
pharmacy; and a medical supplies store. The Polyclinic also houses a variety of
diagnostic facilities including x-ray; ultrasound; vascular Doppler ultrasound and
bone density machines. The Polyclinic alse inciudes a walk-in clinic fully equipped
to handle medical and minor surgical problems and operates on extended hours.
Many of the specialty services are also open weekday evenings and weekends, The
Dufferin-Finch Pharmacy, Restore Health Chiropractic and Physiotherapy Clinic,
Optical Magic- an optical store with an optometrist and the Elite Medical Supplies
store are also located within the Polyclinic.

This will be the largest facility of its kind in Ontario on one floor level,
providing a wide range of medical services. The existing clinic already attracts large
numbers of palients traveling across the city and from all over the province for the
convenience of having multiple medical services available in one location with
limited waiting times. Some of the patients qualify for the Northern Ontaric Health
travel grant if the services that they require are not readily available in their local
area. The Polyclinic has become a medical destination facility.

Over time, there may be an opportunity to expand the medical and office
space to increase the number of medical doctors to between 80-100 and to double the
initial 110 support staff.

Proposed Second Phase of Development cn the Property-Hotel

As part of the near-term planning for the Property, we are planning the
construction of a 10 storey, 120 room hotel of approximately 7,890 square metres, a
use permitted by the existing zoning of the Property. The proposed location of the
hotel is depicted on the attached site plan at the western end of the Property’s
frontage along Finch Avemue West. The hotel will provide convenient
accommodation for both patients of the clinic as well as patrons of the Hockey
Academy. The hotel will also be available for use by the general public, including
business travellers to the surrounding employment area.



The majority of the Property will be developed for employment uses, but
after the hotel is developed, there will stll be residual undeveloped and
underutilized land on the Property.

Proposed Third Phase of Development on the Property-Retirement Home related to
the Polyclinic

We continually get requests from family members of older patients about the
possibility of “housing” them on site. Given the language, education and in some
cases mobility barriers these elderly patients have, their family members must take
considerable time off work to simply take them to the doctor as often multiple tests
and consultations are required for older patients. On many occasions the seniors
cannot access much needed healthcare because there is no family member available
to take them to the doctor. This makes their disease progress much worse and often
culminates with a hospital admission with much greater costs to the public health
care system. If they had been treated in a timely fashion and were not dependent on
their family to take them to the doctor, this could have been avoided and saved both
the patient’s health and substantial cost to our much overburdened healthcare
system.

As some of the patients of the clinic become older/ and or more frail and
their health more medically complicated, they may not be able to return home
immediately after treatment. In such cases, they may need to stay longer and be
supported by nursing/attendant care and some may not be well enough to return to
living independently. Ideally, the Polyclinic would like to provide a stepped care
model so that as patients become sicker, the clinic could provide medically
supervised accommodations in the form of a 10 storey 120 unit retirement home,
which would be the final phase of the development,

Most retirement residences have a visiting doctor in a small room that comes
once per week to assess patients. This approach assumes very stable well patients
that don't require urgent care. Often elderly patients do require urgent care, a
simple slip and fall or minor laceration initiates a 911 call for an ambulance with a
visit to the emergency department and the required drive back to the retirement
home after the simple doctor’s assessment is completed. The average cost of an
ambulance ride with an emergency room visit is over $1500 for something that could
have been dealt with in 15 minutes had the doctor been on site with the proper
medical equipment in place such an x-ray machine.

The 50 physicians in the Polyclinic can perform a variety of other on-site tests
including a cardiogram, bloodwork, ultrasound etc., thereby avoiding the most
frequent type of emergency room visits and ambulance rides for the residents at
great comfort to the patient and savings to the public healthcare system.

We are already the largest medical facility providing coordinated, synergistic
and comprehensive services in one location in the community. Once we build the
retirement building we will be the only retirement building providing on site
medical support similar to a hospital without causing further strain on our currently



challenged public health system. The number of on-site jobs will also increase
substantially as these seniors require many caregivers, nurses, cooks, and cleaners
etc. to take care of their needs. We believe our model is the way of the future given
the aging population, the constraints of the public healthcare system and lack of
social services for seniors.

The public hospital system is currently overburdened and cannot cope with
the ever increasing demand for healthcare due to immigration and the aging
population living longer, getting sicker and increasing utilization of healthcare. An
integrated private medical facility such as the Polyclinic is more economic than a
government subsidized facility as the clinic will pay for the building and all the
equipment. The Polyclinic currently and will continue to, receive payment from
OHIP for the services provided at a fraction of the cost to the healthcare system of
the public systern,

As you know, the health sector is an important generator of stable, well-paid
employment, especially in uncertain economic times and is in fact a growth sector in
the economy. Private sector provision of medical services of the type that the
Polyclinic provides is an important part of the future of health care.

As the Property is currently designated for employment uses in the Toronto
Official Plan, we understand that the development of a retirement home- a longer-
term form of accommodation than a hotel, will require an Official Plan Amendment.
The proposed development presents a unique situation where the intensive
employment use will be developed first and the longer-term accommodations will
be required to support the employment use. The retirement home related to the
medical facility will not detract from the economic function of the surrounding
employment area,

We understand that the City is currently undertaking a statutory five year
review of the Official Plan and also conducting a municipal comprehensive review
that will examine the matter of appropriate land use designations and policies for
employment uses in the City.

The Request

Please accept this letter as our formal request to the City of Toronto to
consider the addition of an accessory retirement home to the list of uses permitted on
the Property, which we understand may be considered a “conversion” request. The
request relates only and specifically, to the north-east corner of the Property where
the retirement home will be located as the final phase of the development.

The orientation of the proposed retirement home to Finch Avenue West has
been chosen so as to prevent or mitigate against adverse impacts of noise, vibration,
traffic, odour and other contaminants from nearby industry and to lessen potential
complamts and impact on those businesses.



We would like to meet with you and discuss the proposal in more detail and
determine what additional material, if any, you will require in support of this
request. We are also requesting that we be added to the notification list regarding
the five year review and comprehensive review so that we may continue to raonitor
and participate in the process.

Thank you for your attention to this matter. Please contact me to discuss an
appropriate meeting time,

Yours truly,

(//Z/V(/ /4,,./%4/7/14 ‘ /%b;
Attachments

Property Location Map

2. Recent Article on the Dufferin Finch Business Improvement Area

3. Brochure outlining the services at the Polyclinic

4. Site Plan

=

cc. Gerry Rogalski, Sertior Planner, City Planning Division
cc. Councillor Anthony Perruzza
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Dufferin Finch BIA hopes to piggyback on transit
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by LISAQUEEN

A subway extension, a new light rapid transit
fine and 2 new GO Transit siation will bring more
than public transit o Nodh York.

Business leaders in an ares bounded by
Sheppard Awenue on the south, Steeles Avenue
onthe north, Duftern Street on the sast and
Keele Streat on the west are hoping the routes
will usher in a\itrancy o an area that has
struggled for years lo establish an identity.

They are in the process of selting up the new
Oufferin Finch Business improvement Area (BIA)
1o unite businesses in a common goal of
improving the neighbourhood and attracling more
customers, said Dr. Lew Pliamm, chair of the
BIA steering committes,

i Wiew new flyars frove your |,
i fevourite retatters now at |

“We're trying 10 revitalize the ares,™ he sald. “We
need an identity. We don't have an identity.”

Business fees collected by the BIA will be used to directly benefit Lhe business district.

The city matches BIA funding for capital improvement projects.

Business owners in the Dufferin Finch BIA want to capitalize on the momentum that will be created when new
subzway stations open al Sheppard Avenue and Chesswood Drive, Finch Avenue and Keele Streel, York
Universily, and Stesles Avenue east of Jane Street as part of the extension of the Yonge-University-Spadina line
from Downguew info York Region north of the city, Pliamm said,

in addition, they are looking forward 16 8 new Finch light rapid transit line that will run from the BIA's westem
border at Keele Street (o Humber Colfege, he added,

A GO Transit station at what will be the new Downsview Park subway station at Sheppard and Chesswood is




also part of the emarging transportation hub, Pliamm said,

“This is becoming a second Union Station. That is huge for North York,” he said, adding new public transit routes
will bring thousands of commuters a day through the area while the subway stations will attract dewelopment.

"We were a backwater of industrial sites and now we're going (o be a new srea. All of a sudden, all these people
are going o be commuting through our area and modng closer.”

{htip:/fadserver.adiechus.cam/?
adlink/5240/1988564/0/528/Adld=37646 168 Bnii=B;itime=79;

Pliamm, who owns the Folyclinic medical centre on Dufferin north of Finch, has tis own stake in improving the
area,

Three years ago, he and his partner Alaa Tannous bought a former Coca Cole bottling plant at 2 Champagne Dr.,
which runs south off Finch, west of Dufferin. They are doubling the size of a hockey academy thst had been
running in the buliding and constructing a 7,400-square-metre {80, 000-square-foot) madical centre with more than
50 doctors and a wariely of clinics and medical senices,

York West Counciilor Anthony Perruzza said the BlA will ceslore & “better, stronger, more vibrant and cleaner
economy” to the area.

The neighbourhood has faltered with the fallout of Canada’s manufacturing sector that once domingted the
neighbourhood,

“k has gone through & very dificult period. When we had the manufaciuring letdown of the eardy "804, a lot of
plants, 2ot of factories, a kot of menufacturers mawed ouf of the district,” sald Penuzza, who sits on the steering
commities,

As 3 resull, the former city of North York changed the zoning bylaw to allow expanded uses in the
neighbourhoed, which introduced businesses like ysed car dealerships and massage parlours ta the area,
Peruzza said,

The area has slso struggled with high \acancy rates, he said,

In addition to sprucing up the area, the BIA will focus on weightier issues such as illegal dumping and secunty
concems, Pliamm said,

In fact, the BIA is looking to hire a security company that will patrol the area with one car during the day and two
cars at night,

Perruzza is looking forward (o the improvements the BiA will bring o the neighbourhood.

“t is quite exciting. #'s really is a grassroots movement. |t's coming from local Tolks, the businesses in the area,”
he said.

“People are feeling a sense of hope.”
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