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Planning for Directing Growth and Increasing Housing Choices 

 
Report to the City of Toronto, November 2022 
 
 
 
 
 
 
The Federation of North Toronto Residents’ Associations (“FoNTRA”) is an umbrella 
organization representing over 30 residents’ associations in central Toronto engaged 
in public policy debates on planning and development issues that directly affect our 
member organizations.  
 
Toronto faces many major challenges, including accommodating significant growth, 
improving public transportation, fighting climate change, creating affordable housing, 
and maintaining a rundown infrastructure. These matters are interrelated and require 
integrated public planning processes. All too often, we observe City Hall working in 
silos and overlooking the complexity of issues – resulting sometimes in counterpro-
ductive policies. We discuss below the ongoing debate regarding the proposed Official 
Plan Amendment arising from the Multiplex Study (see Attachment 1) and offer sug-
gestions on how to approach this important initiative in a more deliberate and synoptic 
manner.  
 
Proposition 1: An OPA to permit multiplex housing units needs to address the differ-
ent constraints and opportunities affecting Neighbourhoods across the city. 
 
Proposition 2: Population growth needs to be directed with area-specific density tar-
gets and measurable indicators. 
 
Proposition 3: Population growth needs to be accommodated in Complete Commu-
nities that must fit into the local context. 
 
Proposition 4: Fighting climate change requires a better integration of land use and 
transportation planning so that any densification of Neighbourhoods supports regional 
public transit corridors. 
 
Proposition 5: Simply allowing multiplexes that relate to household characteristics 
and structural dwelling types will not result in affordable housing and, to achieve this, 
requires the financial support of senior levels of government. 
 
The current proposal is to ‘open up’ 70% of Toronto’s 630 km² land area designated in 
the Official Plan as Neighbourhoods, dubbed the ‘Yellow Belt’, to multiplex housing 
forms based only on a cursory underlying planning analysis. 
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1. The Provincial Interests         
 
The Planning Act requires that Council, in carrying out its responsibilities, has regard 
to the Provincial Interests, including: the adequate provision and distribution of educa-
tional, health, social, cultural and recreational facilities; the adequate provision of a full 
range of housing, including affordable housing; the adequate provision of employment 
opportunities; the protection of public health and safety; the appropriate location of 
growth and development; the promotion of development that is designed to be sus-
tainable, to support public transit and to be oriented to pedestrians; the promotion of 
built form that is well-designed, encourages a sense of place, and provides for public 
spaces that are of high quality, safe, accessible, attractive and vibrant; and, the miti-
gation of greenhouse gas emissions and adaptation to a changing climate.   

The Planning Act considers a Secondary Plan as “a part of an official plan, added by 
way of an amendment, that contains policies and land use designations that apply to 
multiple contiguous parcels of land, but not an entire municipality, and that provides 
more detailed land use policy direction in respect of those parcels than was provided 
before the amendment.” 
 
 
2.  The current Draft Official Plan Amendment      
 
The current Draft Official Plan Amendment falls far short of these statutory require-
ments, as follows: 

• It fails to identify appropriate locations for growth and development but applies 
indiscriminately to any land designated Neighbourhoods;  

• it fails to direct and control growth in the absence of area-specific density targets 
and the proposed elimination of FSI density controls; 

• it fails to mitigate greenhouse gas emissions in the absence of protections for pri-
vate tree removals and the proposed elimination of lot coverage controls;   

• It fails to promote sustainable development by supporting transit expansion since 
it applies equally to Neighbourhoods regardless of the planned level of service; 

• It fails to promote a built form that is well-designed and encourages a sense of 
place since it fails to consider the extensive variety of existing built forms; 

• It fails to consider the adaptation to a changing climate by ignoring the needed 
improvements to making the supporting infrastructure more resilient; and  

• It fails to respect the role of Secondary Plans with more detailed land use policy 
directions by having Site and Area Specific Policies override Secondary Plans. 
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3. Creating Complete Communities       
 
The Growth Plan for the Greater Golden Horseshoe calls for growth to be accommo-
dated in the form of Complete Communities, defined as follows:  
 
Complete Communities: Places such as mixed-use neighbourhoods or other areas 
within cities, towns, and settlement areas that offer and support opportunities for peo-
ple of all ages and abilities to conveniently access most of the necessities for daily 
living, including an appropriate mix of jobs, local stores, and services, a full range of 
housing, transportation options and public service facilities. Complete communities are 
age-friendly and may take different shapes and forms appropriate to their contexts. 
 
Complete Communities must be appropriate to their local context and need to be as-
sessed individually by considering some key factors, including: Density - Population 
Density and Floor Area Ratios, both community-wide and block-specific; Urban Design 
- Built Form diversity by housing types and architectural character; Public Transit -  
access to Frequent Rapid Transit to reduce car dependency; Open Space - amount 
and diversity of Open and Green Spaces; Amenities - access to Social Services and 
Retail Facilities; Employment Opportunities - appropriate mix of local jobs; and, Walk-
ability - Pedestrian Networks to access amenities, transit, and open spaces. A more 
comprehensive Complete Community Assessment Tool is included in Jeff Evenson 
and Ariana Cancelli, Visualizing Density & The Drivers of Complete Communities, Ca-
nadian Urban Institute, 2017 (see Attachment 2). 
 
Six case studies, evidently, have been performed but the outcomes not made public. 
Many more are needed to test density assumptions on typical existing urban fabrics 
that vary greatly across the city, as illustrated below by some random aerial photos: 
 

  
North York Scarborough 

  
Toronto Etobicoke 
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4. Densification of Neighbourhoods and Area-Specific Density Targets  
 
Except for the recent minimum density targets for Major Transit Station Areas, the 
City’s Official Plan lacks area-specific allocations of population figures or development 
densities to areas suitable for growth. Accordingly, no minimum density targets that 
reflect the objective of supporting transit, growth rates, and local market demands for 
housing exist to direct growth. The existing population densities across the city’s 25 
Wards vary greatly, as shown in the chart below which lists the people per hectare. 
 

 
Source: City of Toronto, Ward Profiles – 2016 Census 
 

The four lowest population densities 19 PPHA (Scarborough-Rouge Park), 24 PPHA 
(Etobicoke North), 29 PPHA (York Centre), and 32 PPHA (Etobicoke Centre, Eto-
bicoke Lakeshore, and Scarborough Centre) translate into extremely low gross units 
per acre development densities of 3.5 UPA, 4.4 UPA, 5.3 UPA, and 5.8 UPA respec-
tively. This is in stark contrast to the four highest population densities of 184 PPHA 
(Toronto Centre), 90 PPHA (Davenport), 79 PPHA (Toronto-St. Paul’s), and 77 PPHA 
(University-Rosedale). These high population densities translate into gross develop-
ment densities of 33.5 UPA, 16.4 UPA, 14.4 UPA, and 14.0 UPA, respectively. 
 
 
5.  Relating Dwelling Types, Household Characteristics, and Affordability  
 
Area-specific density targets and indicators, as required by OP Policy 5.4.1, are 
needed to relate dwelling types and household characteristics to affordability and local 
contexts. Figures from the 2021 Census show that over the last 15 years, the growth 
of private dwellings outpaced the growth of the population and that the 2021 population 
figure, in fact, is 240,000 persons or 8% below the figure estimated by the 2020 Hem-
son population projections underlying the Growth Plan. 
 

The 752,680 Apartments represent 65% of the 1,160,892 occupied Private Dwellings 
in the 2021 Census. There are 1,253,238 Private Dwellings but only 1,160,892 occu-
pied by usual residents – leaving a difference of 92,346 Dwellings not occupied by 
usual residents of which some are temporarily occupied, occupied by foreigners, or 
vacant. The 739,180 1- and 2-Person Households represent 64% of all Private House-
holds in the 2021 Census. 
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Source: Statistics Canada – Census 2021 

 

 
Source: Statistics Canada – Census 2021 
 
 

The map below shows the variety across the city of population per household change 
versus population change from 2006 to 2016. In particular, it shows smaller house-
holds in many more peripheral areas with the lowest existing population densities and, 
therefore, the greatest opportunities for densification of Neighbourhoods. 
 

 
Source: City of Toronto - Housing Occupancy Trends 1996-2016 
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Housing affordability is normally defined as shelter costs below 30% of income. The 
chart below shows percentages of owners and renters that spend more than 30% and 
even more than 50% of their income on shelter costs in 1996, 2006, and 2016. The 
magnitude of this problem suggests that multiplexes in Neighbourhoods will have only 
a marginal impact on solving the housing affordability problem. About one hundred 
years ago, when the shortage of affordable housing in New York City became acute, 
some of the founders of the Regional Planning Association of America recommended 
the establishment of a central state agency and local housing boards to acquire land 
and engage in ‘housing operations’. While this proposal was too radical for the state 
legislature at that time, experience in many jurisdictions since then, including in Can-
ada, show that this is often a necessary approach. 
 

 
Source: City of Toronto – Housing Occupancy Trends 1996-2016 
 

 
6.  Integrated Land Use and Transportation Planning     
 
The integration of land use and transportation planning is not only good planning prac-
tice but also a requirement under OP Policy 2.2.1. The current Draft Official Plan 
Amendment to implement the Multiplex Study is devoid of any consideration of such 
crucial transportation planning issues. 
 
At the 2021 United Nations Climate Conference in Glasgow, the C40 Cities organiza-
tion called for a doubling of public transportation in global cities by 2030 to meet the 
1.5°C target. Closer to home, Toronto’s own TransformTO climate change initiative 
calls for dedicated bus lanes on all arterial roads to meet the net zero target.  
 
Toronto’s current population figure of about 3.0 M represents 83% of the population of 
3.6 M projected by The Growth Plan for 2051. Put another way: there is a very limited 
add-on-growth available to adjust the existing imbalance in the density distribution 
across the city to effectively support regional public transportation corridors, Accord-
ingly, the priority for densifying Neighbourhoods should be in areas where the intensi-
fication of adjacent transportation corridors assists in, simultaneously, creating Com-
plete Communities with improved transit access and supporting new Frequent Rapid 
Transit corridors needed to implement the Metrolinx 2041 Regional Transportation 
Plan and the City’s climate change policies. 
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Source: Metrolinx, 2041 Regional Transportation Plan 

 
 
7.  Conclusions and Key Questions 
 
In summary, it is FoNTRA’s respectful submission that the densification of Neighbour-
hoods across the city requires area-specific planning processes that reflect and con-
sider the large variety of existing conditions, including: population density and floor 
area ratios; age of development; road configuration and lot patterns; lot sizes and res-
idential dwelling types; current mode-shares among private car, public transit, and ac-
tive transportation; access to bus, LRT, subway, or rail public transportation; on-street 
parking availability; existing tree cover; access to social services and retail facilities; 
existing zoning regulations; access to green and open space; urban design, bult form, 
and architectural characteristics; and, an analysis of Committee of Adjustment appli-
cations and decisions for minor variances. A one-size-fits-all OPA is bound to create 
chaos across the city. These planning processes need to establish area-specific tar-
gets and indicators to direct, monitor, and control densification, the creation of Com-
plete Communities, the generation of affordable housing, and the support of transit 
networks. The following key questions need to be answered: 
 
Question 1: Why is an OPA required to permit duplexes when the Planning Act itself 
currently already permits Secondary Suites? They are defined in Zoning By-law 569-
2013 as “self-contained living accommodation for an additional person or persons liv-
ing together as a separate single housekeeping unit, in which both food preparation 
and sanitary facilities are provided for the exclusive use of the occupants of the suite, 
located in and subordinate to a dwelling unit.” The latest legislative proposals intro-
duced by the Ministry of Municipal Affairs and Housing (Build More Homes Faster Act, 
2022) to permit as-of-right three units on every residential land zoned for only one unit 
would also permit triplexes. The OPA needs to be modified accordingly. 
 
Question 2: Why is an OPA required to permit multiplexes across the city when mul-
tiplexes are already permitted in the R and RM zones in many older Neighbourhoods? 
Since these areas already consist of Complete Communities and are better served by 
public transit, there is no need to extend the Site and Area Specific OP policies to 
cover these Neighbourhoods. What is needed are new zoning categories appropriate 
for newer development patterns in the 31% of land area zoned exclusively for single 
family detached units in RD zone and also for RS and RT zones.  
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Source: City of Toronto, EHON Power-Point Presentation, April 2022 

 
Question 3: What structural dwelling types are needed to address the housing afford-
ability problem? The City’s own analysis, based on 2016 census figures, shows that 
single-family detached, single family semi-detached and rowhouses are needed but 
not apartments. It also shows that 3- and 4-bedroom units are needed but not studios 
or 1- and 2-bedroom units. However, the proposed multiplex conversions of single 
family detached and semi-detached dwellings will actually reduce the number of single 
family detached and semi-detached dwellings and create mostly small apartments 
which, evidently, are not needed. 

 

 
 
 
Source: City of Toronto, Right-Sizing Housing and Generational Turnover, May 2021 

 
Question 4: What is an appropriate density on a typical lot, block, and neighbourhood 
basis given the need to protect and expand the existing urban tree canopy and accom-
modate additional parking on the property or on the street? Furthermore, what are 
realistic growth assumptions and what are the cumulative impacts of these proposed 
conversions on the supporting physical and social infrastructure? As indicated above, 
the existing densities in Neighbourhoods vary greatly across the city. The older inner-
city Neighbourhoods with gross population densities of 77 to 184 people per hectare 
have gross development densities in excess of 15 units per acre. The opposite is true 
for the newer single family detached Neighbourhoods.with gross populations of only 
19 to 32 people per hectare and much greater opportunities for densification. While 
multiplexes have been permitted in R zones for many years, few conversions of single 
family homes have actually occurred due to market conditions These variances and 
issues need to be analyzed and typical development patterns and densities tested.  
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Source: City of Toronto, Expanding Housing Options in Neighbourhoods: Multiplex Study - Proposals Report, 
June 2022 

 
Question 5: Is a shortage in housing supply the main reason for a lack of affordable 
housing and what is a realistic growth rate? As George Fallis, professor emeritus of 
economics and urban studies at York University, cogently argues in a recent Globe 
and Mail op-ed, the data do not support the popular narrative favoured by developers 
and politicians alike that lack of supply is the cause, and the solution is to build more 
housing (see Attachment 3). The growth target for Toronto of 285,000 units over 10 
years announced by the government represents a growth rate of 22,7% when the most 
recent actual 10-year growth rates were 13.3% (2006-2016) and 13.1% (2011-2021) 
respectively. Also, the population to be accommodated in these 285,000 units in the 
first 10 years represents two-thirds of the population growth over 30 years projected 
by the Growth Plan. 
 

 
 
Question 6: Are these proposed multiplex developments – both conversions and new-
builds – capable of delivering affordable housing units? The key findings of the City’s 
own ULI Technical Assistance Panel include the recognition that the financial feasibility 
of multiplex conversions is contingent upon charging market rents and, therefore, will 
be more attractive in areas with higher rental rates. As its table below shows - even 
without considering the current higher financing costs – the Internal Rate of Return 
(IRR) is too low to provide a financial incentive with monthly rental rates lower than 
$4.00 PSF (or $4,000 per month for a small 3-Bedroom multiplex unit of 1,000 SF) 
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given the current high hard costs in excess of $400 PSF. Simply changing zoning per-
missions, perhaps, may not unleash a ‘renovation revolution’.. Accordingly, one of the 
Technical Assistance Panel’s recommendations is to encourage an ownership model. 
But as the City’s Right-Sizing Housing and Generational Turnover Profile shows, 
rental, not ownership units, are needed (see illustration under Question 3). 
 

 
 
Source: Urban Land Institute, Technical Assistance Panel Report for City of Toronto: Multiplex Study – Financial 
Feasibility Exercise, April 2022 

 
Affordability remains the central issue of Toronto’s housing crisis when close to 50% 
of renters already pay more than 30% of their income for shelter costs (see bar chart 
at the end of Section 5). If market rental rates are required for multiplexes, they will be 
unaffordable for households with below-median incomes. As the chart below shows, 
rental rates for small condos in Toronto rose in one year, from September 2021 to 
September 2022, by 22% from $2,452 to $2,988. Moreover, the provincial govern-
ments new plan to eliminate Toronto’s rental replacement requirements and to loosen 
the inclusionary zoning provisions are bound to further exacerbate - not solve - the 
affordability crisis. There is a critical need for substantial provincial and federal subsi-
dized housing programs to provide housing that is affordable for below-median income 
households. 
 

 
Source: Rentals.ca October 2022 Rent Report 
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MULTIPLEX STUDY – DRAFT OFFICIAL PLAN AMENDMENT 
Released for Consultation – May 2022 
 
This document provides an annotated reader’s guide to the draft Official Plan Amendment 
developed through the EHON Multiplex Study, to explain the intent and purpose of the 
proposed policy changes. Draft policies are shown in unshaded text, and shaded text provides 
an explanation for the proposed changes that follow. The City’s Official Plan can be found 
here:  
https://www.toronto.ca/city-government/planning-development/official-plan-guidelines/official-plan/ 
 
The Official Plan Amendment is proposed to be structured as a Site and Area-Specific Policy (SASP), 
located in Chapter 7 of the Official Plan. The SASP would apply to all lands within the city that have a 
Neighbourhoods land use designation, as shown in yellow on Official Plan Maps 13-23.   
 
We anticipate that ongoing work through EHON and the Municipal Comprehensive Review may result 
in future changes to Official Plan policies pertaining to Neighbourhoods. The changes below are being 
introduced now to facilitate the creation of multiplexes in the near term. 
 
The Official Plan of the City of Toronto is amended as follows: 
 
1. Chapter 7, Site and Area Specific Policies, is amended by adding Site and Area Specific 

Policy No. XXX for all lands designated Neighbourhoods, as follows: 
  
"XXX.  Multiplexes in Neighbourhoods. 
 
Section 4.1.5 of the Official Plan outlines the criteria for development in Neighbourhoods. This 
statement is intended to clarify that multiplexes are a permitted building type in all Neighbourhoods, 
subject to the criteria that follow in subsection b) below. 

 
Despite section 4.1.5, multiplexes are permitted in Neighbourhoods, subject to the 
following policies: 

 
This text provides a definition for the term “multiplex”, consistent with the City-wide Zoning By-law. 

 
a) For the purposes of this Site and Area Specific Policy, a "multiplex" refers to a 

duplex, triplex, or fourplex, as defined by zoning by-law 569-2013. 
 

b) Development of multiplexes:  
 

The following policies are similar to those found in Section 4.1.5 of the Official Plan, which are intended 
to guide the development or redevelopment of buildings in Neighbourhoods. Certain changes are 
proposed to facilitate the creation of multiplexes in Neighbourhoods: 
(see next page) 
- Development will respect and reinforce the planned physical character of geographic neighbourhoods, 
as well as the existing character. Generally speaking, the existing character of any given area refers to 

https://www.toronto.ca/city-government/planning-development/official-plan-guidelines/official-plan/
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what is there now, while the planned character refers to what is intended in the future. In 
Neighbourhoods, it is intended that multiplexes will continue to be built to the same general scale and 
zoning standards for low-rise buildings. 
 
- The development criteria for multiplexes (listed as a) through f) below) does not include “prevailing 
building types” as an element to consider in the existing context of a neighbourhood. Multiplexes do not 
currently exist in many neighbourhoods because they have historically not been permitted, and 
therefore cannot be shown to be a “prevailing building type”. Deleting this criterion removes a policy 
barrier that stands in the way of multiplexes.  

 
i.  will respect and reinforce the existing and planned physical character of 
 each geographic neighbourhood, including in particular: 

a) patterns of streets, blocks and lanes, parks and public building sites;  
b) prevailing size and configuration of lots; 
c) prevailing setbacks of buildings from the street or streets;  
d) prevailing patterns of rear and side yard setbacks and landscaped open 
space;  
e) continuation of special landscape or built-form features that contribute 
to the unique physical character of the geographic neighbourhood; and  
f) conservation of heritage buildings, structures and landscapes. 

 
Our research shows that some families are already living in dwelling units with not enough bedrooms 
for all household members, and that there are not enough multiple-bedroom units being provided to 
meet future demand. So, it is important that multiplexes are designed to provide housing options for all 
types of households, including families with children or other multi-member households. This policy 
encourages, but does not require, the inclusion of at least one unit in a multiplex that can accommodate 
larger households. See the proposed sidebar below for clarification on what is meant by “large units”. 

 
ii. is encouraged to include large units, and should include at least one unit 
 that contains multiple bedrooms; 
 

This policy is intended to support the creation of units that provide physical accessibility to 
accommodate a range of needs. 

 
iii.  is encouraged to provide universal physical access for units on the ground 
 floor; 

 
The entrance to a unit in a multiplex should be safe, with visible and easy pedestrian access from the 
street. This policy would allow for more than one entrance to the building, whether at the front, side or 
rear. 
 

iv. must provide entrances that are safely accessible from the street, which 
may be located at the front, side or rear of the building;  

 
The development of multiplexes should not result in a significant reduction of green spaces on a 
property. The front and back yards on a lot should consist of mainly soft landscaping (planting such as 
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grass, trees, shrubs, but not hard surfaces), with minimum percentages to be specified in the zoning 
by-law. 

 
v. will maximize contiguous soft landscaping within front and rear yard 
 setbacks that is supportive of expanding the urban tree canopy through 
 tree planting;  

 
 
This policy is intended to support the protection of existing healthy trees in neighbourhoods and 
reinforces the City’s tree by-law. 

 
vi. should not result in the injury or removal of a healthy tree protected under 

Municipal Code Chapters 608, 658, and 813 on the subject property and 
adjacent properties;  

 
All new development should strive to be built with environmentally-friendly practices and technologies. 
This policy extends that goal to multiplexes up to four units, which are not otherwise subject to the 
Toronto Green Standard. 

 
vii. is encouraged to include sustainable building practices such as green roof 

areas, solar panels, fossil fuel-free heating systems, and low carbon 
building materials;  

 is encouraged to salvage and reuse existing building materials and/or 
foundations and minimize below-grade floor area in new construction to 
reduce material carbon emissions associated with new development;  

 
Any residential building, including multiplexes, can reduce its carbon footprint by reusing materials in 
construction. This policy encourages the retention of buildings, including heritage buildings, to promote 
sustainable building practices. 

 
viii.

 
Multiplex units should be livable, with appropriate relationships between units both on the property itself 
and to neighbouring lots.   

 
ix. will limit privacy impacts between adjacent dwelling units; 

 
This policy is proposed to provide an incentive for multiplexes to be created. It would allow for more 
building area where there will be additional units within the permitted zoning envelope, than what would 
be permitted for a single-unit house with secondary suite. This is meant to ensure that additional floor 
area is directed to the provision of more housing opportunities. 

 
c) Zoning by-laws may permit additional density for multiplexes which include more 

than two dwelling units. 
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There may be some existing Secondary Plans or Site and Area Specific Policies that currently would 
not permit multiplexes in Neighbourhoods. This policy is to clarify that this SASP will prevail over other 
policies so that multiplexes may be permitted in all Neighbourhoods. 

 
d) Where there is a conflict between this Site and Area Specific Policy xxx and 

either a Secondary Plan or another Site and Area Specific Policy in Chapter 7, 
this Site and Area Specific Policy will prevail. 

 
The Official Plan includes sidebars that provide further explanation for terms or ideas referred to in 
policy. Sidebars are not policy, but offer more details and/or clarification on what is intended by the 
policy text. 

 
SIDEBAR - Large units 
 
The term “large units” refers to two and three bedroom units.  These units are designed, 
to meet the needs of household compositions such as families with children, multi-
generational families, seniors with home care or groups of unrelated students and/or 
adults who choose to live together. The provision of large units will ultimately benefit a 
diversity of household  compositions. 

See Site and Area Specific Policy xxx regarding multiplex permissions for lots 
designated as Neighbourhoods." 

 
This action adds a note to the Maps in the Official Plan that indicate where existing Site and Area 
Specific Policies apply across the city. The note will direct readers to this SASP to indicate that these 
policies will also apply to Neighbourhoods. 
 
2.  Maps 24 to 34 inclusive, Site and Area Specific Policies (Key Maps) are amended by 

adding the following Note:   
 

"

 
The sidebar found on Page 4-5 of the Official Plan speaks about prevailing building types and lot 
patterns in Neighbourhoods. The text of that sidebar currently says that if an existing zoning by-law 
permits only single detached dwellings, then the Plan’s policies are to be interpreted to allow only single 
detached dwellings. However, approximately two-thirds of the city’s Neighbourhoods currently have this 
zoning, which would not allow multiplexes to be built. Until the City is able to amend the zoning to 
permit multiplexes in all Residential zones, in order to meet the goal of expanding housing options, that 
text is proposed to be deleted. 
 
3.  The sidebar in Chapter 4 on Page 4-5 is amended to read: 
  

Prevailing Lot Patterns 
Policies 4.1.9 and 4.1.10 are not to be interpreted so as to encourage, facilitate or justify 
the assembly of lots within a geographic neighbourhood that adhere to the prevailing lot 
pattern in that neighbourhood for the purpose of intensification. 
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