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Hello Scarborough Resident & Community Associations, Residents and Small Business
Leaders,

City Planning has presented six reports (PH22.1 - PH22.5 & PH22.8) reflecting three key
directions

Enabling gentle density in residential neighbourhoods:

Enabling mid-rise buildings along transit corridors:

Unlocking more housing on apartment sites by simplifying permissions
These reports are of great importance to the future of communities across the City of Toronto
and of great interest {0 residents of those communities. But these six reports also’include a
total of 35 attachments representing hundreds of pages of policy and technical

details, Resident associations and Small businesses and other stakeholders require time to
review and discuss these reports.

Details on the Sixplex and Avenues initiatives were posted on TMMIS on Thursday,
June 5th. Here are the item numbers:

o Link PH22.4: Housing Accelerator Fund: Expanding Permissions in Neighbourhoods

for Low-Rise Sixplexes - Final Report
o Link PH22.8: Housing Action Plan: Avenues Policy Review - Phase Two Work Plan

One week is simply inadequate.

A motion is recommended:

1. The City defer the Avenues & Sixplexes to the Fall or later for review of Planning
Data, Presentation, Consultation to allow for a meaningful public input.

If We Don't Speak, We Won't Be Heard...Email Your PDF Letters and/or Make Your
Deputation

We encourage Residents' & Community Associations and Residents to write (short or long)
letters and make deputations to the Planning & Housing Committee (PHC) on both of these
items.

PH22.4: Housing Accelerator Fund: Expanding Permissions in Neighbourhoods for Low-Rise
Sixplexes - Final Report

The Sixplex Study evaluated the potential of permitting low-rise multiplexes with up to six
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PHC June 12, 2025

More homes city-wide - Pop-up and beyond

Many RA’s across the city participated in a discussion and have Suggested major points to include in RA submissions by Agenda Item

Blanket Concern (applies to the whole process) 

(points could be included in each letter with regard to each item) 



City Planning has presented six reports reflecting three key directions 

· Enabling gentle density in residential neighbourhoods: 

· Enabling mid-rise buildings along transit corridors: 

· Unlocking more housing on apartment sites by simplifying permissions



These reports are of great importance to the future of communities across the City of Toronto and of great interest to residents of those communities. But these six reports also include a total of 35 attachments representing hundreds of pages of policy and technical details, Resident associations and small businesses and other stakeholders require time to review and discuss these reports



One week is simply inadequate.

It is recommended: 

1. That the City change its approach and timelines for presentation, consultation, and review of planning reports to allow for meaningful public input  

PH22.1 Development Pipeline 2024

The report on the Development Pipeline 2024 provides a snapshot of development activity from 2020 to 2024 including where and how much new housing is being built across Toronto. Notably, this represents the largest development pipeline ever recorded in Toronto, with 854,898 proposed homes and 2,335 projects. 

Findings (as of the end of 2024)

· Toronto continues to experience significant levels of residential and non-residential development activity as in-progress projects continue to move through approval and construction stages. There are more residential units and more non-residential floor area proposed in the current Development Pipeline than in any other prior Pipeline.  

· The City of Toronto’s population growth is firmly on track with the forecasts of the Official Plan through to 2051. 

· It is important to emphasize that the full spectrum of housing options, including affordable housing, and the provision of hard and soft infrastructure necessary for complete, sustainable and liveable communities must occur on pace with the scale of growth. These objectives, while not addressed in this report, are the focus of city-wide policy and area planning frameworks, as well as the Housing Action Plan 2023.



Comments: 

We note that the report notes that ‘affordable housing’ and the ‘provision of hard and soft infrastructure’ are necessary elements in our city-wide frameworks. Bigger is not always better.



The housing economy in Canada and especially in Toronto is undergoing a number of structural changes especially since November 2024 and impact of these changes cannot be determined with an analysis of historical trending data. Anecdotal reports declare that condominium construction and sales have stalled. 



Federal policies with respect to immigration have recently changed and this will directly impact the population forecasts as provided by the Federal Government. Migration statistics are also showing that many residents are leaving the City in search of  less expensive housing. 



The report deals exclusively with number of units approved – 

· How many of these are being built? – when will they be built? 

· In the meantime, there are many implications resulting from the failure to build yet continue to allow demolition, frequently resulting in loss of rental housing.

· What are the price points - how many are affordable? 



The report does not discuss these key issues – 



Note that this comment is not intended to blame the city for the lack of housing affordability - the Provincial government has greater resources and is cultpable – for example has failed to approve the City’s submission on Inclusionary Zoning around MTSAs (July 2019).   

It is recommended:

· That zoning permission approvals be made time limited  

· That City Council work with other Ontario municipalities to request the Provincial government to approve inclusionary zoning commitments

· That the City Planner talk with CMHC and banks and other organizations to get the current view of the ‘housing crisis’. The crisis may not be just a ‘supply problem’ but could be more an ‘affordability problem’ or a ‘financing problem’ especially with respect to the condominium market.

PH22.2 - Neighbourhood Intensification Research Bulletin

A research snapshot estimating how much housing could potentially be added across Toronto as a result of the City’s Expanding Housing Options in Neighbourhoods planning initiatives including laneway suites, garden suites, multiplexes and housing along major streets. It is estimated that these initiatives could create up to 54,600 homes by 2031, and up to 163,785 homes by 2051.



Findings (as of the end of 2024)

· The Bulletin estimates the uptake of citywide residential units resulting from the EHON initiatives by 2051 at 163,785 units. The estimated uptake is 9,180 Laneway Suite units, 26,388 Garden Suite units, 87,134 Multiplex units and 41,083 units in Major Streets projects

· The Bulletin's findings highlight that as a component of Toronto’s Housing Action Plan and Housing Accelerator Fund commitments, EHON initiatives could contribute approximately 54,600 units or almost one-fifth (19%) of the new housing required to achieve the Building Faster Fund and Municipal Housing Target of 285,000 units by 2031.



Comments 

The report represents a theoretical “armchair” analysis that does not investigate the ground level situation or include resident and local business input.  



 It is recommended (similar to PH22.1):

· That zoning permission approvals be made time limited  

· That City Council work with other Ontario municipalities to request the Provincial government to approve inclusionary zoning commitments

· That the City Planner talk with CMHC and banks and other organizations to get the current view of the ‘housing crisis’. The crisis may not be just a ‘supply problem’ but could be more an ‘affordability problem’ or a ‘financing problem’ especially with respect to the condominium market.

PH22.3 Expanding Housing Options in Neighbourhoods - Multiplex - Monitoring Program - Final Report

This report confirms that multiplex construction is growing and proposes additional changes to the City’s zoning bylaws to further facilitate and simplify the construction of multiplexes across Toronto. 

[bookmark: _Hlk200372623]

Proposed amendments include:

· Introduction of new “detached houseplex” and “semi-detached houseplex” defined terms, to move towards form-based zoning definitions and allow conversions between two and four units, including permissions for newly constructed semi-detached multiplexes;  

· A maximum number of bedrooms per building, to distinguish between multiplexes and multi-tenant houses while providing flexibility and enabling family sized units;  

· Regulations clarifying that reverse slope driveways are not permitted in multiplexes, consistent with all low-rise residential buildings;  

· An interim approach to address restrictive Chapter 900 exceptions; and 

· Zoning permissions for utility infrastructure on private property.

Comments 

We note that the province’s definition of ‘Additional Dwelling Units’ does not properly align with the City’s definition of ‘Secondary Suites’ that are located in or subordinate to the main dwelling unit.



The report fails to acknowledge the “as approved/as built” issues that have already arisen with multiplexes, involving abuse of the definitions e.g. getting approval as a duplex for a building which is actually a single-family house with two bedrooms in the basement.



It is recommended:

· That the proposed amendments for 3 and 4 unit Multiplexes be approved 

· That the ambiguities related to Basement Suites should be resolved with an improved definition.

PH22.4 Housing Accelerator Fund: Expanding Permissions in Neighbourhoods for Low-Rise Sixplexes - Final Report

This report recommends that five-unit and six-unit low-rise multiplexes be permitted across all residential neighbourhoods in the city. These permissions would apply to both new construction and conversions of existing detached houses, increasing flexibility and creating new opportunities for homeowners and homebuilders. 


Note that the multiplex permission recommendations are required in order to fulfill commitments made by the City under the $471.1 million agreement with the Government of Canada through the Housing Accelerator Fund. 

Proposed amendments include:

· Introduction of new “detached houseplex” and “semi-detached houseplex” defined terms, to move towards form-based zoning definitions and allow conversions between two and four units, including permissions for newly constructed semi-detached multiplexes;  

· A maximum number of bedrooms per building, to distinguish between multiplexes and multi-tenant houses while providing flexibility and enabling family sized units;  

· Regulations clarifying that reverse slope driveways are not permitted in multiplexes, consistent with all low-rise residential buildings;  

· An interim approach to address restrictive Chapter 900 exceptions; and 

· Zoning permissions for utility infrastructure on private property.

· The proposed amendments build on existing low-rise multiplex permissions for up to four units city-wide, introduced through the original Multiplex Study in 2023, and for up to six units in detached residential buildings in Ward 23, introduced through the Ward 23 Multiplex Study in February 2025. 

· The amendments include zoning permissions enabling a 0.5 metre increase to building height to a maximum of 10.5 metres where current maximum height is 10 metres. 

· The intent of this amendment is to facilitate increased basement ceiling heights to improve liveability and access to daylight for basement dwelling units that are expected to accompany fiveplex and sixplex development, and to maximize the potential for up to four levels of housing within a 3.5-storey building.



Comments 

The report suggests that the Sixplex study builds on the results of the pilot Sixplex developments that were approved with the Ward 23 Multiplex Study. There has been no report on the Ward 23 project and we are uncertain about its status eg whether construction has begun.



Essentially the proposed expansion is being driven by a funding opportunity from the federal government - not on the basis of analysis of data or place based consideration as to suitability or practicability.  



This policy takes no account of neighbourhood character, prevailing heights and uses a “one size fits all” approach. It is also contrary to the Official Plan definition of Neighbourhoods which were always defined as a maximum of 4 storeys.

In practical terms the implications of 5 and 6 storey multiplexes have not been assessed and such as garbage stage and collection, parking, etc. 



Without greater study and mitigation, the implications are unacceptable 

It is recommended:

· That the expanded 5 and 6 storey multiplexes proposal be referred back to staff for further study.  

PH22.5 Housing Accelerator Fund: Apartment Infill Study - Residential Infill Report

A report recommending citywide zoning changes to allow new infill housing and the conversion of underused space to new housing on existing apartment tower sites. These changes could apply to 5,000 existing apartment sites across Toronto, creating opportunities to add housing while maintaining existing rental stock. 

Note that the apartment infill recommendation is required in order to fulfill commitments made by the City under the $471.1 million agreement with the Government of Canada through the Housing Accelerator Fund. 

Proposed amendments include:

· The study recommends zoning amendments to enable additional housing on existing apartment sites by permitting townhouses on sites zoned Residential Apartment Commercial in city-wide Zoning By-law 569-2013, and by permitting the conversion of certain underutilized common spaces into residential dwelling units. 

· It also recommends new permissions to enable overcladding associated with deep energy retrofits of existing apartment buildings, which will contribute to Toronto’s housing supply through the preservation of existing and aging housing stock.

Comments 

This proposed program concerns development generally built in the 1960s and 1970s and commonly known as “Tower in the Park” house much of the City low rent stock. The effort to remove the “park” from the “tower in the park” is unfortunate given the important social and recreational role played by such lands in these communities, which may otherwise be park-deficient.



Again, this proposal is driven by federal funding opportunity rather than by sound data analysis. 

It is recommended:

· That the proposal be referred back to staff to examine the recreation and social role of the lands that would otherwise be removed. 

PH22.8 Housing Action Plan: Avenues Policy Review - Phase Two Work Plan

This report outlines the approach to enabling more mid-rise buildings (typically 6 to 11 storeys) on key transit corridors across the city. This supports the creation of housing near transit, shops and services to form complete communities.



Earlier this year Map 2 in the Official Plan was revised to expand the length of Avenues and remove the previous process of Avenue Reviews previously required for designation.

Phase Two consists of three stages, each approximately nine months in length.

· Stage One consists of two studies for Toronto and East York (TEY): an initial study in Ward 9 (Davenport) and Ward 11 (University-Rosedale) (target completion Q4 2025), followed by a separate study for all remaining TEY wards with Avenues.  

· Stage Two will examine wards with significant Major Transit Station Areas (MTSAs) prioritizing subway and LRT stations.   

· Stage Three will examine remaining wards with fewer MTSAs. 

Comments  

#1 - Implementation Strategy  

Given that Map 2 has already been revised the major issue concerns implementation strategy for the re-zonings that are enabled. The report recommends a phased approach starting with wards 9 and 11 (Phase 1), followed by Midtown/North Torotno and Etobicoke (Phase 2) and then by North York and Scarborough (Phase 3) 

This approach proceeding from the downtown to suburbs does not allow for comparative review of the suitability of the varied neighbourhood contexts, and as a result we are concered that it is likely to proceed in a “business as usual” way.

It is recommended:

· That avenue stretches be selected for consideration of re-zoning equitably from all parts of the city rather than proceeding on a ward-by-ward basis from downtown to suburbs   



The criteria to be used to identify lands for redesignation and rezoning are proposed to be primarily based on right-of-way width, lot size, and existing land use.  These appear to be similar to the criteria used in previous Avenue studies



#2 - Consultation Process

Council was clear in its direction: implementation was to include comprehensive consultation. While not as detailed as a full Avenue Study, the intent was to ensure robust engagement.  With Avenue Studies no longer part of the process, this is now the only public engagement step. We note that residents were not informed when Avenue designations were made earlier this year and in any case are generally not aware of the implications.



What’s being proposed - two public meetings, a survey, and a communications plan still under development – appears too narrow and too rushed for the scale of what’s being considered. If this consultation is now the only opportunity for residents to weigh in before city-wide zoning changes take place, we believe it needs to be clear, inclusive, and accessible. 



It is recommended 

· That City Planning report back to PHC on the public consultation plan for the Avenue designation and re-zonings program   



#3 - Missing Council-directed Elements

The June 12 report outlines a draft “guide” for redesignation and rezoning but doesn’t include several elements that Council specifically asked City Planning to consider — including infrastructure capacity, traffic impacts, and parking in areas without higher-order transit. See reference report:

PH18.5 – Housing Action Plan: Avenues Policy Review – Decision Report (February 5, 2025).

It is recommended: 

· That City Planning include elements such as infrastructure capacity, traffic impacts, and parking in areas without higher-order transit in the re-zoning guide going forward. 
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SUBJECT: PH22.4 & PH22.8



Dear Mayor, Councillors and Members of the Planning & Housing (P&H) Committee(See attachment with the email ids),



I/we support a well-planned growth along Toronto’s Avenues but have serious concerns about the current consultation process.



· The pilot’s scope is too limited and does not represent the diversity of neighbourhoods across the city. I/we urge Planning to revise the pilot to include a more representative sample of areas across Toronto.



· Consultations should be postponed to start in the fall when more residents can participate, with a robust engagement process that includes direct notification and multilingual outreach to ensure all voices are heard.



· The criteria for rezoning and redesignation must go beyond lot size and row frontage, and must fully consider infrastructure capacity, traffic, parking, and other important factors — as directed by City Council.



· With OPA 778 removing future Avenue Studies, this consultation will be the only opportunity for residents to provide input before rezoning decisions are made. Please ensure it is meaningful and inclusive.



· In this case…One Size Does Not Fit ALL!



Thank you for your attention to these concerns.



Sincerely,

[Your Name and Resident/Community Association and # of members if applicable]



NOTE: SAVE AS PDF & REFER TO ATTACHED DOCUMENT TO SEND EMAIL TO MAYOR, ALL COUNCILLOR AND CITY CLERK. 




City Mayor, City Clerk & Councillors Emails

Here are the emails: 

mayor_chow@toronto.ca

clerk@toronto.ca

phc@toronto.ca

Councillor_Crisanti@toronto.ca

councillor_holyday@toronto.ca

Councillor_Morley@toronto.ca

councillor_perks@toronto.ca

councillor_nunziata@toronto.ca

councillor_pasternak@toronto.ca

councillor_perruzza@toronto.ca

councillor_colle8@toronto.ca

Councillor_Bravo@toronto.ca

Councillor_Malik@toronto.ca

Councillor_Saxe@toronto.ca

councillor_matlow@toronto.ca

Councillor_Moise@toronto.ca

councillor_fletcher@toronto.ca

Councillor_ChernosLin@toronto.ca

Councillor_Burnside@toronto.ca

councillor_carroll@toronto.ca

Councillor_Cheng@toronto.ca

councillor_bradford@toronto.ca

Councillor_Kandavel@toronto.ca

councillor_thompson@toronto.ca

Councillor_Myers@toronto.ca

councillor_ainslie@toronto.ca

councillor_mckelvie@toronto.ca

councillor_mantas@toronto.ca


dwelling units and with heights of up to four storeys in detached residential buildings on
properties designated Neighbourhoods in the Official Plan city-wide.

This report summarizes the work undertaken, identifies implementation challenges, and
recommends that City Council approve Official Plan and Zoning By-law Amendments to
permit multiplexes with five and six dwelling units in detached residential buildings in low-rise
residential neighbourhoods city-wide.

Suggested List of Concerns:

Local residents have identified various concerns regarding the Sixplex initiative. Here is a
candidate list of concerns.

« Changes in Neighbourhood Character: The introduction of multiplexes may alter the
character of established neighbourhoods, leading to concerns about aesthetic
changes and community identity.

« Increased Density: The introduction of sixplexes could lead to higher population
density in residential neighbourhoods, which may strain local infrastructure and
services.

o Loss of Privacy: With more units in close proximity, residents may experience
reduced privacy due to increased overlook from neighbouring properties.

« Parking Issues: More units could lead to a higher demand for parking, potentially
resulting in congestion and limited parking availability on local streets.

« Property Maintenance Concerns: There are worries about the maintenance of
properties, especially if multiple units are rented out, leading to potential neglect or
deterioration.

« Noise Levels: Increased occupancy can lead to higher noise levels, which may
disturb the peace of the neighbourhood.

« Impact on Local Amenities: An influx of new residents could put pressure on local
amenities, such as parks, schools, and public transportation.

« Potential for Increased Property Taxes: As property values rise due to increased
density, residents may face higher property taxes, which can be a financial burden.

« Concerns Over Development Charges: The requirement for development charges
and parkland dedication for projects exceeding four units may be seen as a barrier
to development, potentially leading to fewer housing options.

 Enforcement Challenges: There may be concerns about enforcement of property
standards and zoning regulations, particularly as issues arise with tenants or
property management.

Other Considerations



« Use after Occupancy: We anticipate that some Owners may change the number of
dwelling units subsequent to occupancy. These might include transforming a six unit
building to three units, or transforming six units to twelve units. Once permissive
zoning has been granted, it would be difficult to reverse these permissions.

PH22.8: Housing Action Plan: Avenues Policy Review - Phase Two Work Plan

"The Avenues Policy Review is divided into two phases of work. The first phase updated the
Official Plan’s vision and policies for Avenues, extended and introduced new Avenues, and
streamlined study requirements by removing the requirement for Avenue Segment Reviews
and Avenue Studies. This first phase was completed in February 2025 with Council’s
adoption of Official Plan Amendment (OPA) 778.

This report marks the beginning of the second phase of work by proposing a strategy, work
plan and consultation framework to implement the Avenues vision and policies introduced
through Official Plan Amendment 778, with the goal of expanding as-of-right zoning for mid-
rise buildings on Avenues. This work will occur over several stages to ensure that sufficient
time and resources are available to complete a comprehensive review and community
consultation process across Toronto."

This process will include analysis of parking considerations, infrastructure capacity, traffic
operations, and impacts of redevelopment on properties with reversed frontages where the
backyards of houses face the Avenues.

List of Concerns:

The Phase 2 Rollout process will include community consultations on four specific matters
as shown below. The proposed work plan does not include these items or any description
of the scope of these community consultations.

1. Parking Considerations: Increased density along Avenues has raised concerns
about insufficient parking spaces for residents and visitors. Residents may worry
about the impact on street parking and the availability of off-street parking.

2. Infrastructure Capacity: Residents might worry about the strain on existing
infrastructure, including water, sewage, and electrical systems, and whether these
systems will be upgraded to handle increased demand.

3. Traffic Operations: With more development and increased population density,
residents might be concerned about traffic congestion on Avenues and
surrounding streets, leading to longer commute times and safety issues.

4. Reversed Frontages: Reverse frontages occur in certain neighbourhoods where



the backyards face the Avenues. It is not clear whether the Avenues permissions
should apply in these cases.

Other Considerations

« Wards for Early Rollout: Residents are surprised that the wards for early rollout are
concentrated in the downtown (TEY) wards. The early rollouts should be
distributed across the City as suburban and midtown wards have significantly
different lot fabrics and mobility conditions.

« Displacement of Small Businesses: OPA 778 Section 6 references the need to
consult the local community on the needs for retail and services uses. The Phase
2 work plan does not reflect this consultation process.

« Facilitate Complete Communities: OPA 778 Section 7 references five methods to
facilitate complete communities. The Phase 2 work plan does not indicate how
residents can provide input to achieve these goals.

Residents & Community Associations, Residents & Small Business Leaders should review
the available material and analyze the impact on your communities. Reach out to our
Mayor, all of our city councillors, PHC and City Clerk (see attached emails) and share your
feedback directly.

Plan to write a letter and/or make a deputation to the Planning and Housing Committee by
midnight on Wednesday, June 11 for the June 12th meeting.

SCARBOROUGH CARES!

Ron Parkinson, Spokesperson

SUN (Scarborough United Neighbourhoods)

scarbunited@gmail.com

NOTE: The SUN is non-partisan to the information provided which is for community awareness &
discussion purposes only.

SCARBOROUGH
UNITED
NEIGHBOURHOODS
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