WOOD Dennis Wood | B.C., LL.B.
BU LL T. 416.203.7160
E. dwood@woodbull.ca

May 8, 2025

Chair Perks and Members of Planning and
Housing Committee

City of Toronto

100 Queen Street West, 10th Floor, West Tower
Toronto, Ontario

M5H 2N2

Sent by email: phc@toronto.ca

Dear Chair Perks and Members of Planning and Housing Committee:

Re: PH21.1 - CITY OF TORONTO OFFICIAL PLAN AMENDMENT 804
4646 DUFFERIN STREET, NORTH YORK

On behalf of our client, 2129152 Ontario Inc., we are writing to express its concerns
respecting City of Toronto Draft Official Plan Amendment OPA 804 (hereinafter “OPA
804”) as it affects its property located at 4646 Dufferin Street in North York (“4646
Dufferin”).

4646 Dufferin, shown below in yellow, is occupied by a single storey building containing
a wide variety of non-residential uses including recreational, medical, retail and office
uses and a large surface parking lot.
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Dufferin Creek

4646 Dufferin is currently designated General Employment Areas in the Official Plan. As
shown in the attachment, the Subject Lands are surrounded by significant amounts of
retail, commercial and office uses, most of which are not associated with, or are not
ancillary facilities to, manufacturing, research and development or warehouse uses.

Through Bill 97, the Province introduced legislative changes to the definition of “Area of
Employment” in the Planning Act. It is our understanding that the intent behind this
legislative change was to re-define what is permitted within an “Area of Employment” to
(a) include manufacturing, research and development and warehousing uses as well as
associated office and retail uses and related facilities and (b) not include institutional uses
and commercial uses including the types of office and retail uses permitted within an
“‘Area of Employment”. Essentially the same definitional structure is found in the new
Provincial Policy Statement definition of “employment area”.

4646 Dufferin does not contain the uses intended to be located within an “Area of
Employment”; rather it contains existing uses which would disqualify it from being an
“Area of Employment”. It is also benefitted by a range of permitted uses in the zoning by-
law which would equally not be consistent with the limited permissions of an “Area of
Employment”.

The problem confronting our client is that OPA 804 does not accept this simple logic and
redesignate 4646 Dufferin with a non-employment area designation, such as regeneration
area or mixed use area or institutional area (as is proposed in OPA 804 for the Agha Khan
Museum and Ismaili Centre in order to permit seniors accommodation, including nursing
homes, long term care facilities, retirement homes, and their ancillary and supportive
uses).
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Such a redesignation would be consistent with the recommendation of Ministry staff to
City staff to align properties with the new provisions of the Planning Act and Provincial
Planning Statement. It would also recognize that 4646 Dufferin meets the tests
established by staff in determining which properties to release from the employment areas
designations (Staff Report, 23 April 2025, pages 5-6).

Rather OPA 804 proposes to retain 4646 Dufferin Street as an “Area of Employment” by
(a) retaining its existing designation of General Employment Area and (b) including a
policy which essentially deems 4646 Dufferin (and many other similar properties in the
City) to be an “Area of Employment” because it contains “established” uses which are not
permitted within an “Area of Employment” (see s.1(1.1 of the Planning Act and policy
4.6.10 of OPA 804).

This is an inappropriate application of s 1(1.1) of the Planning Act which was intended to
protect uses already established in an area along with existing uses permitted under the
new definition of an “Area of Employment” but which would not continue to be permitted
under the new definition.

The approach of OPA 804 is to use s.1(1.1) of the Planning Act as a backdoor tool to
continue to include almost all the General Employment Areas of the existing Official Plan
as Areas of Employment, even though properties like 4646 Dufferin should be removed
from the designation. This approach undermines the intent of the Province in redefining
“‘Areas of Employment” to facilitate the release of properties like 4646 Dufferin for other
needed uses, such as medical, commercial and residential.

Taken as a whole, OPA 804 is not consistent with the recommendations of Ministry staff
to revoke OPA 668 and OPA 680 because the provisions of these policy documents (with
very modest changes) are the core policies of OPA 804. Removing several areas from
the employment areas designation (under OPA 804) could have been accomplished
under the OPA 668/680 policy regime.

Ancillary to the above concerns is the fact that OPA 804 departs from the definitional
language of s.1 of the Planning Act as to what constitutes a permitted use within an “Area
of Employment” .

Our client is disappointed that the intent and purpose of the amendments to the Planning
Act and the policies of the Provincial Planning Statement have not been faithfully carried
out in OPA 804.

We therefore request the Planning and Housing Committee (and City Council) to defer
consideration of OPA 804, at least respecting 4646 Dufferin, to facilitate further review
and consultation with our client and its advisors respecting our submissions above.

Should the Committee (and City Council) proceed with OPA 804, we request that it be
modified to indicate that uses established prior to OPA 804 being approved can continue
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to operate under OPA 804 as legally permitted uses. This is necessary to ensure that
our client’s rights of use are not undermined in any manner.

We kindly request to receive notifications regarding any decisions made by the
Committee or City Council pertaining to this matter.

Thank you.

Yours very truly,

WOOD BULL LLP

AL

Dennis Wood
DW/dlg



4646 Dufferin Street (in Blue) — Surrounding Land Uses

Barcelona Kitchen & Bath
Right Bid Auctions

Sobies Barbecues & Beyond
Regency Interiors

Aluplex Skylights

Arista Homes
Straga Products
Georgian House |
Delvero Kitchens

Patterned
Concrete

Coppa Fresh Market |

Nuco
Mat Kings

| Decorium |

| Car Storage Lot |

Kinetic Solar

K-Rack Solar Racking
Portfolio Intelligence
A2 Courier & Logistics
Toy Florist

Heart of Nails

Love Dreamer

Marathon Cleaning Corp.
Caprice Design & Decor
Toronto Industrial Vacuum

J89

Collector Energy Solar

Neo M. Inc.

GTA Window Tinting Services

Martinross Pianos
Delta G Aluminum
Natureteq Inc.

HS Health International

IZH Impex Inc.
L.C. Dyers Ltd.
Ultimate Frame

Tec Computer Alliance
Online Footwear Ventures

Flubusters

Global Medical Producers
AJGL Group
Harris & Partners
Kalemi Law
ANEA Group

NorthCan Roofing
Mancuso Motors

[Enzo Car Clinic

| -

[Tak Auto Sales

—

[Platinum Car

|

[Table Base Factory

[Regency Plastics Company |

—

Circon Construction

Shore, Mitchel Creative Services
GO! Pest Control

Golan Driving School

Yappalot

The Processing Group

[Have a Seat Inc. |

Glenalan Motors Fast &
Honest Auto Repairs

[Amato Maintenance |

)

Willowdale Christian
Assembly / Faith

The Canadian Cheesecake Factory S
Cupid Boutique Sex Shop
Classic Living Expressions

BBQ Pro E

In Motion Services
QK Print & Design
Window Fashions Depot A
Brazil Cakes H
KIBO Franchising S

nterprise Rent-a-Car
essions Cannabis Store

mulet Restaurant & Banquet
all
ushi N Poke

Joseph's Food & Cakes

Miracle Temple

| TRC Canada |

Cab

Elite Automotive Group

inetApp Cabinet Store

4wheels

Ultimate
Level M

RedFox

Anatolia
Inficar S

Get Auto Finance
Mastertov Motors
Pro Auto Body Inc.

Eternal Life Prayer Ministry

MGS Contractoing

The Cross Church

Auto

Calistthenics
Auto Repair

Car Detailing

Islamic Centre
ales

l

{ TRC Canada |

ON Star Windows & Doors
NUDEStix

Werger Realty

NBY Designs Corp Architect
CC Bathroom Supply Store

Agape Staffing Inc.

Accountify Financial Services

Spray City Insulation Services
Megafrabics Textile Company

Alfa Solutions Employment Agency

Roselawn-Lambton Cemetery Assoc.

GOONG Finest Catering
ME Contracting

WEBCPA CPA

Swim Clean Pool Service
Jesus is Lord Church

MPS Employment Agency
V&E Legal Services
Office Law

SeaBreeze Pools
JohnnyGoodGuyTV

MG Auto Service
Zareinu Events

Fred's Bread

BidClub Auction

GTA Florist

FinishMaster Canada
William Young Contracting
Canada Flowers

BMC Automotive

North Toronto Tire

[Richmond Mechanical |

Canada Wide Window Cleaning

Furnberry Furniture
Woody Woodmaker

WheelPro

NuAge Fish

Modella Signature Clothing Store
Allergy Canada
The King of Fish Wholesale
Boof / Delpasand Halal Products
Bio Style Shoe Store

Lindo Canada Inc.

Buyclub Discount Warehouse
Custom Wood Design

MG 2010 Auto Sales
Action Sales-Closeouts
Remax One Realty
Toronto Bookkeeping

The Autoplace Dealership
Industial Textiles Ltd.
Prosper Immigration Inc.
AGM Automation Systems
FastSigns

TradeOne Realty

Motor Impact of Canada

Canadian All Care College Toronto
Construction Distribution & Supply Co.
Discounters Pool & Spa

Condor Security Inc.

Especially Dooors

Crown Automobile Dealership
Majer Hockey Supply Store
Canadian Immigration Experts
Motorhead Speed Shop

RPM Power Motors

Bright Start Academy

Canadian Business Immigration
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GTA Florist                                             Modella Signature Clothing Store
FinishMaster Canada                             Allergy Canada
William Young Contracting                    The King of Fish Wholesale
Canada Flowers                                     Boof / Delpasand Halal Products
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North Toronto Tire                                 Lindo Canada Inc.
Canada Wide Window Cleaning            Buyclub Discount Warehouse
Furnberry Furniture                                Custom Wood Design
Woody Woodmaker
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Brazil Cakes
KIBO Franchising
Joseph's Food & Cakes
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Cupid Boutique Sex Shop
Classic Living Expressions
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Zareinu Events                      Canadian All Care College Toronto
MG 2010 Auto Sales             Construction Distribution & Supply Co.
Action Sales-Closeouts         Discounters Pool & Spa
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