
   

If you live in the area below, you need to be aware of this… 

City Planning has been working on delineating the areas around 180+ potential Major Transit Station Areas 
(MTSAs) to meet Provincial intensification requirements for growth in Toronto out to 2051.  A subset of MTSA's will 
be identified as Protected Major Transit Station Areas (PMTSAs), where inclusionary zoning By-laws can be 
implemented.    Implementation of inclusionary zoning is an affordable housing tool, where market conditions could 
support it.    
 
The Long Branch Go Station has been identified as a potential PMTSA and also as high ridership with major trip 
generators or feeder services (it was not mentioned that there is significant overlap with the City's Green Space 
System which is Marie Curtis Park and Etobicoke Valley Park to the West of Long Branch and Alderwood).    
 
Here is the map showing the potentially impacted areas of Long Branch and Alderwood.   
 
Note that this proposed By-law, if approved, would change all the properties within the delineated area from a 
maximum 0.35 FSI (Floor Space Index) currently to a minimum of 0.60 FSI.   

 

If you live in this area, defined as a PMTSA,  
you will want to be aware of what this  
will mean to you. 

Almost double the size of house would 
now be required as a minimum. 

An alternative will be to provide 3  
housing units. 

In Long Branch, this means that we 
will lose many of our trees and green 
space which risks increasing problems  
with water and is counter to the objective of 
growing tree canopy to 40%.  

Data from a recent University of Toronto study 
shows that Neighbourhood  
intensification in Long Branch from  
2009 – 2018 resulted in the loss of  
56% of the tree canopy on redeveloped  
properties and 24% of the tree canopy  
on adjacent properties. 
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The LBNA has serious concerns with this.   

1. The mapping represents a radius of 1.2 km – much more than the 500-800 m radius/ 10-minute walking 
distance referenced in the supporting documentation.  

2. The extensive planned development on Lake Shore Blvd W under the Growth Plan and The Avenues Policy 
and the large potential development site owned by Choice Ltd. (Loblaws) at the foot of Brown’s Line, 
appear to have been left totally out of the equation. These are clearly more appropriate locations for 
accommodating additional density and growth than going so deeply into the residential neighbourhood.  In 
addition, the Lakeview site currently underway in Mississauga will be directly bussing residents to the 
Long Branch GO station.  Why is that not included in these calculations? 

3. There is no evidence that this will result in any affordable housing or density, just larger less affordable 
homes. 

4. Areas of this land are in a Flood Zone Area and are areas at high risk of flooding and this is increasing 
buildings in this Flood Zone area and reducing green space. 

5. This will dramatically reduce plantable space in this entire area, remove more of our mature Tree Canopy, 
increase non-porous surfaces and decrease Green Infrastructure at a time it needs to grow.  

6. A stated goal of this OPA is the provision of more affordable housing. Long Branch already reflects a good 
balance of affordable housing, reflected by the 53.5% renter households to 46.5% ownership, which 
contributes to its character.  

7. This is being proposed as part of Inclusionary Zoning (IZ), but Inclusionary Zoning does not apply for new 
construction under 100 units.  However, where it impacts our area is that developers will be permitted, as 
an exception, to provide offsite IZ affordable housing units in a Protected Major Transit Station Area 
(PTMSA) (i.e. within Long Branch and Alderwood) instead of within their development project. 

8. Much of this area is already zoned RM which allows for a range of dwelling types.  It is not currently 
restrictive.  Why is this even needed? 

Our recommendation: 

We propose that a more comprehensive area study be done of our neighbourhood before deciding upon 
such a significant change and increase in FSI, taking into account all the factors noted above. Such a 
comprehensive review would hopefully reduce the FSI and reassess the footprint into the stable residential 
neighbourhood, adjusting it with the inclusion of the Growth Areas along Lake Shore. And residents need to 
be consulted and made aware of how this will impact them .  This is all being rushed through.   

 
What can you do? 

1. ASAP call and email Councillor Grimes to let him know about your concerns.  This is going to City Council in 
November 2021. 

Email:  councillor_grimes@toronto.ca 
Phone:  416-397-9273 

2. Call and email MPP Christine Hogarth to let her know your concerns.    

Email:  christine.hogarth@pc.ola.org 
Phone: 416-259-2249 

3. Become a member of the Long Branch Neighbourhood Association (LBNA).  It is just $10 a year per person.   

www.lbna.ca/join 
Email:   longbranchnato@gmail.com 

http://www.lbna.ca/join
mailto:longbranchnato@gmail.com
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