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From the Single Family House
To Multiplex

REHOUSING



What is the Yellowbelt?

Source: City of Toronto, City-Wide OPA 231 Land Use Map 
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What is the Yellowbelt?

Source: Gil Meslin, https://twitter.com/g_meslin/status/882769601938849793 
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Expanding Housing Options in 
Neighbourhoods (EHON)

Source: City of Toronto - https://www.toronto.ca/legdocs/mmis/2021/ph/bgrd/backgroundfile-173156.pdf

REHOUSING



Expanding Housing Options in 
Neighbourhoods (EHON)

Source: City of Toronto - https://www.toronto.ca/legdocs/mmis/2021/ph/bgrd/backgroundfile-173156.pdf
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Jurisdictional Scan REHOUSING

Source: City of Vancouver. https://council.vancouver.ca/20230118/documents/pspc2presentation.pdf



Jurisdictional Scan

Source: City of Edmonton - https://www.edmonton.ca/sites/default/files/public-files/documents/MissingMiddleHousingDiagram.pdf

EDMONTON
Missing Middle Zoning Review
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Jurisdictional Scan: Edmonton REHOUSING

Source: City of Edmonton - https://www.edmonton.ca/sites/default/files/public-files/assets/PDF/MissingMiddleDisplayBoards042019.pdf?cb=1675542334

Zoning Bylaw 12900



Jurisdictional Scan: Edmonton

Source: City of Edmonton - https://www.edmonton.ca/sites/default/files/public-files/assets/PDF/MissingMiddleZoningSummaryGuide.pdf?cb=1675542334

Zoning Bylaw 12900
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Jurisdictional Scan: Edmonton

Source: City of Edmonton - https://www.edmonton.ca/programs_services/recognition_awards/competition-winners
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Jurisdictional Scan

Source: City of Victoria - https://engage.victoria.ca/missing-middle-housing/

VICTORIA
Missing Middle Housing Initiative
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Jurisdictional Scan: Victoria

Source: City of Victoria, https://engage.victoria.ca/missing-middle-housing/
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Jurisdictional Scan: Victoria

Source: City of Victoria, https://engage.victoria.ca/missing-middle-housing/
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Jurisdictional Scan

Source: City of Vancouver - https://council.vancouver.ca/20230118/documents/pspc2presentation.pdf

VANCOUVER
Adding Missing Middle Housing + Simplifying Regulations
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Jurisdictional Scan: Vancouver

Source: City of Vancouver - https://council.vancouver.ca/20230118/documents/pspc2presentation.pdf
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Jurisdictional Scan: Vancouver

Source: City of Vancouver - https://council.vancouver.ca/20230118/documents/pspc2presentation.pdf
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Jurisdictional Scan: Vancouver

Source: City of Vancouver - https://council.vancouver.ca/20230118/documents/pspc2presentation.pdf
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Jurisdictional Scan: Vancouver

Source: City of Vancouver - https://council.vancouver.ca/20230118/documents/pspc2presentation.pdf
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www.REHOUSING.ca
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HOUSING CATALOGUE REHOUSING
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HOUSING CATALOGUE

LOW
$

MEDIUM
$$

HIGH
$$$

NEW
$$$$$

This scheme is limited to 
interior renovations within the 
existing building footprint.

This scheme is limited to minor 
additions, accessory dwelling 
units (Garden Suite or Laneway 
Suite) and renovations within 
the existing building footprint, 
and may include the scope of 
work included in the ‘LOW’ 
option.

This scheme is limited to major 
additions or a combination of 
minor additions, accessory 
dwelling units (Garden Suite or 
Laneway Suite) and renovations 
within the existing building 
footprint, and may include the 
scope of work included in the 
‘LOW’ or ‘MEDIUM’ option.

This scheme assumes demolition of 
the existing house, and construction 
of a new multiplex within the 
permitted building size for a new 
house (see Zoning Diagram)

Depending on lot size, a Garden 
Suite or Laneway Suite is also 
included.

PART 9 BUILDINGS ONLY
max. 3 storeys

max. 600m² building footprint
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HOUSING CATALOGUE

LOW
$

MEDIUM
$$

HIGH
$$$

NEW
$$$$$

REHOUSING

Interior Renovation
Michael Piper’s House

Laneway Suite
LGA Architectural Partners

Fourplex on Dundas
Gabriel Fain Architects

Ulster Condos
LGA Architectural Partners



HOUSING OPTION

The housing options were designed with the principle 
that the permitted building size for a multiplex should 
be the same, as for a single-detached house.

These zoning overlay diagrams show the allowable 
“as-of-right” building size for a house, and were used 
to establish the maximum building size for the 
multiplex designs.
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HOUSING OPTION
Postwar Bungalow
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HOUSING OPTION
Postwar Bungalow

Total Unit Count 5 Units (4 + Garden Suite)
Total Occupancy Count 9 Beds



Unit Count

1 Unit
Detached House
+ Garage

Occupancy Count

3 Beds
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Unit Count

5 Units 
Multiplex
+ Garden Suite

Occupancy Count

9 Beds
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HOUSING OPTION
Postwar Bungalow

Total Unit Count 5 Units (4 + Garden Suite)
Total Occupancy Count 13 Beds



Notes On Egress REHOUSING



HOUSING OPTION
Postwar Semi 1-Floor

REHOUSING



HOUSING OPTION
Postwar Semi 1-Floor

Total Unit Count 5 Units (4 + Garden Suite)
Total Occupancy Count 8 Beds



HOUSING OPTION
Postwar Semi 1-Floor

Total Unit Count 5 Units (4 + Garden Suite)
Total Occupancy Count 11 Beds



Unit Count

1 Unit
Semi-Detached 
House + Garage

Occupancy Count

3 Beds

REHOUSING



Unit Count

5 Units 
Multiplex
+ Garden Suite

Occupancy Count

11 Beds

REHOUSING



HOUSING OPTION
Metroburb Wide

Total Unit Count 5 Units (4 + Garage Conversion)
Total Occupancy Count 9 Beds



Unit Count

1 Unit
Single-Detached 
House + Garage

Occupancy Count

4 Beds
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Unit Count

5 Units
Multiplex

Occupancy Count

9 Beds
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HOUSING CATALOGUE REHOUSING



EHON Consultation REHOUSING



EHON – Draft Zoning By-Law Amendment

“How could this look?” Design Scenarios
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EHON – Next Steps REHOUSING



RECOMMENDATIONS



Recommendations - Zoning

1. STANDARDIZE MAXIMUM BUILDING SIZE AND SETBACKS

The maximum building length and setback rules for a multiplex should not be more 
restrictive than those for a single-detached or semi-detached house.

For instance, a maximum building depth of 17m and standard side yard setback of 
1.2m would harmonize with the current requirements for single-detached houses.

Multiplex Housing Option with a Flat Roof.

2. REMOVE RESTRICTIONS ON MAIN WALL HEIGHT AND ROOF GEOMETRY

The as-of-right restrictions on roof geometry make it very difficult to add a third storey 
without the costly delay of a Committee of Adjustment application. In addition, some 
zones have additional restrictions and height overlay maps that are more restrictive 
than the standard 10m maximum building height.

UPDATE: In December 2022, the Ontario Land Tribunal (OLT) issued a final order with 
regard to the long-standing appeal of the City of Toronto Harmonized Zoning Bylaw 
569-2013. The restrictions on ‘flat’ roofs are effectively removed, allowing three storey 
buildings so long as the additional height is set back by 1.4m.

REHOUSING



Recommendations - Zoning

3. CREATE ADDITIONAL PERMISSIONS FOR CORNER LOTS

The City of Victoria proposes distinct rules for corner sites - better access to daylight 
and less concern for privacy than mid-block conditions allows more design flexibility. 

- Allow more units, additional density, height, reduced setbacks and small ground 
floor retail/commercial use on corner lots.

4. UPDATE THE DEFINITION OF SOFTCOVER LANDSCAPING

- Allow green roofs as alternative means of providing soft landscaping.

- Allow permeable pavers, gravel and other alternatives to be applied towards a 
percentage of the required softcover landscaping as functional outdoor space 
without detracting from the stormwater retention capacity of the site. 

Euclid House. LGA Architectural Partners.
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Recommendations - Zoning

5. INCENTIVIZE MULTIPLEXES WITHOUT BASEMENTS

Provide a density or height bonus for buildings with slab-on-grade construction to 
significantly reduce the embodied carbon footprint of construction. It also incentivizes 
making the ground floor units wheelchair accessible. 

- Allow additional building height for slab-on-grade construction instead of an outright 
ban on basements.

Multiplex Housing Option with a Third Floor Mezzanine.

6. DISTINGUISH MEZZANINES FROM STOREYS TO ALIGN WITH THE BUILDING CODE

Mezzanines maximize the building height of multiplexes while remaining within Part 9 of 
the building code. This is be particularly beneficial where a multiplex is not subject to 
height overlay maps and follows a standard maximum building height of 12.0m.

- Include a clarifying provision for mezzanines aligned with the definition provided in the 
building code to ensure that mezzanines are not interpreted as a fourth storey.

REHOUSING



Recommendations - Zoning

7. EXCLUDE EXTERIOR CONTINUOUS INSULATION FROM GROSS FLOOR AREA AND 
BUILDING HEIGHT

The Zoning By-law should incentivize buildings with all-electric mechanical systems to 
reduce operational carbon emissions by excluding continuous exterior insulation in the 
walls from gross floor area calculations – for instance, 50mm (2”) of continuous exterior 
insulation on a three-storey multiplex results in about 7.5m2 (80sq. ft.) of floor area.

- Provide a density bonus, reduced fees and expedited approvals for multiplexes with all-
electric mechanical systems or achieving Passive House certification, see City of 
Vancouver’s “Floor Area Exclusions for Improved Building Performance.”

Multiplex Housing Option as Renovation + Addition.

8. REDEFINE THE SCOPE OF A RENOVATION VERSUS NEW CONSTRUCTION

Renovation instead of demolition and new construction has a significant impact on the 
carbon footprint of a house. The reuse of existing building materials significantly reduces 
carbon emissions and demolition waste. Currently, there are substantial benefits for 
homeowners where a project is considered a renovation rather than a new build, 
particularly from the grandfathering of non-compliant existing conditions.

- Allow exceptions from the minimum setback requirements to 
allow existing ground floor walls to be extruded to establish 
the allowable footprint of the second and third floors.

- Offer density bonuses, and/or reductions of softcover 
landscape percentages to encourage adaptive reuse of 
existing building elements.

REHOUSING



Recommendations - Zoning

KEY HIGHLIGHTS FROM EHON’S DRAFT PROPOSED ZONING LEGISLATION 

Section on building depth allows up to 19m for duplex, triplex 
and fourplex, correlated to lots with at least 36m (118ft) depth 
and no more than 10m (33') width. 

Exempts multiplexes from the number of storeys 

Minimum for the maximum permitted height of 10.0m and an 
exemption from height overlay maps 

Multiplexes are exempt from FSI restrictions

These requirements apply to new builds and additions to 
existing buildings in the same way

REHOUSING



REHOUSINGRecommendations – Building Code

www.secondegress.ca

9. CHANGE THE BUILDING CODE TO 
ALLOW SINGLE EGRESS

The U.S. model building allows for single 
exits in residential buildings up to 3 
storeys above grade with a maximum of 4 
dwelling units per storey.

The National Building Code of Canada is 
inconsistent with (and does not allow for 
the same design flexibility as) building 
codes in other jurisdictions and fails to 
recognize that a second egress may be 
unnecessary for ‘missing middle’ housing 
typologies where other life safety 
measures are provided.



REHOUSINGRecommendations – Building Code

9. CHANGE THE BUILDING CODE TO 
ALLOW SINGLE EGRESS

Proposed Wording for the 2025 National Building Code of Canada:

9.9.8.2 Number of Required Exits

3) A floor area classified as Group C occupancy in a building not 
more than 3 storeys in building height is permitted to be served by a 
single exit provided the total occupant load served by the exit is not 
more than 60, and

a) there shall be no more than four dwelling units on any storey 
served by the single exit and the floor area of each dwelling unit 
does not exceed 150m2,

b) the building is sprinklered throughout (NFPA 13-R, See 9.10.1.3.),

c) openings in required fire separations shall be protected with a 
closure with a fire-protection rating of not less than 45 min and 
shall be installed in conformance with Chapters 2 to 14 of NFPA 80 
“Standard for Fire Doors and Other Opening Protectives”,

d) a fire alarm system is provided without exception (See 9.10.18.2.),

e) the floor area classified as Group C occupancy served by a single 
exit is not intended for use a retirement home.

www.secondegress.ca



REHOUSINGRecommendations – Building Code

Fir Street Flats. Cary Westerbeck Architect. WA, USA.
https://www.westerbeckarchitecture.com/work/fir-street-flats



REHOUSINGRecommendations – Building Code

Partial Wall Section showing Non-Combustible Side Wall Construction
Three-Storey Multiplex in Toronto.

10. CHANGE THE BUILDING CODE TO
ALLOW COMBUSTIBLE SIDE WALL CONSTRUCTION

The side walls of a three-storey single detached house are 
permitted to be built of wood frame construction, whereas a 
multiplex is required by code to have non-combustible side walls, 
typically done as steel stud construction. Rather than requiring 
non-combustible construction, these walls could instead be 
required to have a 2-hr fire separation.

The added cost and complexity of having two different above-
grade structural systems is an unnecessary burden where a 
performance-based alternative would provide better fire safety.



REHOUSINGRecommendations – Building Code

11. UPDATE LOAD CALCULATION FACTORS IN 
THE CANADIAN ELECTRICAL CODE

The Ontario Electrical Safety Code does not allow 
multiplexes and stacked townhouses to apply a 
reduction factor for additional dwelling units. The 
code also does not permit the use of 2x 200-amp 
panels for stacked townhouses or a duplex.

A 400-amp electrical panel is expensive. This 
perpetuates the selection of natural gas systems 
and serves as a critical barrier to electrification and 
reducing operational carbon emissions. Rules for 
demand load calculations are 30 years old and 
assume all appliances are running simultaneously. 

“The calculations and factors in the 
electrical code have not been updated 
in 30 years and do not reflect current 
efficiency of appliances, or lighting, or 
use of homes.” 

OESC Bulletin 8-3-14, Page 5, Issued May 2022.

- Mark Bernhardt. CHBA BC.



REHOUSINGA NOTE ON DC CHARGES

https://secure.toronto.ca/council/agenda-item.do?item=2022.EX34.1



REHOUSING

KEY ISSUES IDENTIFIED WITH MULTIPLEX INTENSIFICATION

CARBON IMPACTS
- Renovation vs New Build
- Basements

HYDROLOGY
- Softscape vs hardscape

PARKING
- Minimum parking requirements
- Location relative to transit

GARBAGE

FINANCIAL BARRIERS
- Ability to secure funding for construction
- Splitting mortgages for co-purchasers

AFFORDABILTIY
- Affordability Covenants
- Increased density for guaranteed affordable units 

Next Steps



Thank you.
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