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1 INTRODUCTION & STUDY BACKGROUND

1.1 Purpose

The City of Toronto has initiated a comprehendRewitalizationSudy for the Lawrencellen

area. Tle Revitalization StudyStudy)creates a vision for the area in order to guide decision
making,provide a basis for a comprehensive planning framework and sewe background

study for the Secondary Plan for the Area. The purpose of the Study is to comprehensively plan
for future development, parks and open space, transportation infrastructureyvicag
infrastructure, community facilities, schools and environmental sustainability irsthdy Area

The Study works to meet the aspirations of community stakeholders, build on existing strengths
and opportunities, and achieve broader City objectivesluding those contained in the Official
Plan.

MMM Group Limited(MMM) forms part of the Consulting Taan currently undertaking the
LawrenceAllen Revitalization Study (LARS). The specific role of the MMM Group is to prepare
an InfrastructureMaster Planfor the Study AreaThis Infrastructure Master Plan identifies
improvements to the local infrastructure in the Study Area and proceeds through Phases 1 and 2
of the adzy A OA LI £ 9y 3 A yMulidpal Clasa EdviebAneitdl 2\g6esstent (EA)
Process (October 2000, amended 2005 it relates toEA MasterPlans This Infrastructure
Master Planislimited to theidentification ofmunicipal servimg needsincluding public sanitary
sewers, storm sewear watermainsand roads The scope of this study i) to evaluate and
present the existing conditions of tH&tudy Area(2) to determine thenfrastructureneeds and
feasibility within the study area (3) present infrastructure design criterito address these
needs (4) to identify post developmenstormwater management objectives5)(to prepare
preliminary order of magnitudecost estimates; and6j identify any further studies required.
Completion of this Master Plan witovide aframeworkfor future servicing projectas they go

into detail desjn.

An Existing Infrastructure Analysis has been completed foSthdy Areaand is available from

GKS /AGe 2F ¢2NRByd2Qa 6So0aAdSe Ld LINBaSyida 2dzNJ
used as a reference in completing items (2) through (5)aasgd the InfrastructureMaster Plan

Study The conclusions of the Existing Infrastructure Analysis will also be carried forward as
infrastructure recommendations for the preferred master plan.

MMM Group City of Toronto
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1.2  Study Area

The Lawrencéllen Study Arean the City ofToronto is bound by Bathurst Street to the East,
Lawrence Avenu@/estto the South, Dufferin Street to the West and Highway 401 to the North
The Allen Road Expresswaytrancated highway runs NorthSouth through the middle of the
site. TheStudy Areacovers approximately 34Bectareswith various land uses including
residential, commercial and institutionaFigure 1 shows the location plan of th&tudy Area

The area is home to over 17,000 residents including single detached homes, apartment
buildings, and rent geared to income housing. There are four existing public schoolSindlge

Areg as well as the Bathurst Heightéie, a closed secondary schamh Lawrence Avenue.
Commercial land uses are located along Bathurst Street, Lawrence Avenue and Dufferin Street.
Yorkdale Mall, a major shopping centre, occupies over 11 hectares of the Northwest corner of
the Study Area A medium sized shopping centremwirence Square, is located at the corner of
Allen Road and Lawrence Avenue.

There are ten parks in th8tudy Areas well as TCHC owned open space.

Within the Study Areds theFocus Areaf the LawrenceAllen Revitalization Project. TR®cus
Areaincludes lands on either side of the Allen Road Corridor that are Owned by the Toronto
Community Housing Corporation, Toronto District School Board, RioCan and the City of Toronto.
TheFocus Aredands comprise approximateR®b hectares

Lawrence Heights hdseen an established community in the North York district of the City of
Toronto since the 1950s. There was significant development in the area throughout the 1970s
and 1980s with very little development occurring recently.

Not all of the Study Areais expected to undergo redevelopment. The new development is
primarily expected on lands owned by the TCHC, TDSB, the City, on the Lawrence Square
Shopping Centre siteand on the Dufflaw site at the corner of Dufferin Street and Lawrence
Avenue West

1.3 Overview of the Planning Process Followed for the Project

The LARS Study was undertaken as an integfatadningAct and Environmental Assessment
Act initiative with the integrated Infrastructurévlaster Plan addressinthe first two phases of
the Municipal ClasEnvironmental Assessment Proc@stEA, 2000, amended 2007)

MMM Group City of Toronto
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1.3.1 Environmental Assessment Act

The Ontario Environmental Assessment Act (EA Act) identifies two types of environmental
assessment planning and approval processes; Individual Environmental Assessment and Class
Environmental Assessments. The Municipal Class Environmental Assessmergy Q0Oth (as
amended in 2007) provides a process in accordance with the EA Act, for municipal infrastructure
projects including Master Plans and Integrated Municipal Class EA/Planning Act processes. Once
approved, the Class EA establishes a process whénhebsnunicipal projects as defined in the
Municipal Class EA and any subsequent modifications, can be planned, designed, constructed,
operated, maintained, rehabilitated and retired without having to obtain project specific
approval under the EA Act, praeid the approved environmental assessment process is
followed.

MMM Group City of Toronto
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Figure 11: Study Area_ocation
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1.3.2 Overview of the Municipal Class Environmental Assessment Process

The Municipal Class EA process is conmaehe followingfive phase procesg§-igurel-2). The
process addresses projedig classifying them into three schedules according tosigeificance
of their likelyenvironmentalimpacts(Schedule A, B or C). The level of complexiystruction
costand the potential impacts of a projecombine todetermine the schedule of the pject
that in turn will determine which phases need to be addressed. $Sheedule ofprojects
undertaken in the LARS Area will vary as to their potential environmental affect(s).

The five phases of the Class EA are summarized as follows:

Figure 12: TheClass EA Process

PHASE 1 PHASE 2 PHASE 3 PHASE 4 PHASE 5

Schedule Aand A+projects are limited in scale, have minimal adverse effects and include the
majority of municipal road maintenance and operational activities. These projects are approved
and may proceed directly to Phase 5 for implementation, without following Phased »ftthe
Class EA process.

Schedule B projects generally include improvements and minor expansions to existing facilities.
These projects have some potential for adverse environmental impacts, and consultation with
those who may be affected is requireckaples of Schedule B projects include; the installation

of traffic control devices, smaller roaélated works or the extension of certain types of
municipal water/wastewater infrastructure. These projects require completion of phases 1 and
2 of the Clasg&A Process.

Schedule C projects generally include the construction of new facilities and major expansions to
existing facilities.Examples of Schedule C projects inclumstruction of new roads, or
significant wideningsconstruction of underpasses owverpasses, or construction atw water

or waste watettreatment systems.

MMM Group City of Toronto
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1.4 Municipal Class EA Master Plan Process

Class EA Master Plans are long range plans which integrate infrastructure requirements for
existing and future land uses with environmental assessment principles. The ClasasteA
Planprocessxamines infrastructure system(@) groups of related projes in order to outline a
framework for implementation

It is beneficial tobeginthe process by considering a group of relajgjects or an overall
system e.g., water, wastewater and/or roads network, or a humber of integrated systems, e.g.,
infrastrudure master plan, prior to dealing with project specific issues. By using this process, the
need and justification for individual projects and the associated broader context are better
defined.

The Class EMaster Plantypically differs from the project pecific studies in several key areas.
Long range infrastructure planning enables the proponent to comprehensively identify need and
establish broader infrastructure options. The combined impact of alternatives is also better
understood, possibly leading tther more positive solutions. The opportunity to integrate with
land use planning also enables the proponent to consider different perspectives when looking at
the full impact of decisions

The InfrastructureMaster Plan has been conducted following théntegrated EA process and
satisfies Phases 1 (Problem/Opportunity Statement) and(Aternative Solutions)of the
Municipal Class EA. Phases 3, 4 and 5 will need to be completed as part of separate project
initiatives prior to implementing specific infragtture elements recommended and the
Secondary Plan.

Remaining future phases of the Municipal Class EA process will be completed separately for
specific infrastructure projects. Requests to the Minster of Environment for a Part 1l Order (to
require an indvidual EA) are possible only for specific projects identified in the Master Plan, not
the Plan itselfThis Plan provides a link towards implementing the Infrastructure Master Plan,
which sets out the vision of the overall Revitalization Plan.

1.5 The Lawren ce -Allen Revitalization Plan

This Infrastructure Master Plan is part of the overall Lawrenrlen Revitalization Plan. This
Plan servesas a basis for the Secondary Plan for the area, and as a broad strategy for
revitalization by the City. The catalyst for this Plan is the need for housing renewal in the

MMM Group City of Toronto
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Lawrence Heights neighbourhood and 2 NBy 2 [/ 2YYdzyAdGe | RCHEAY I [ 2 N
response to this issue. This Plan also helps to achieve the goals of the Official Plan, namely

renewal of social housing stock, intensification along a subwaie, sustainabledevelopment,

improved delivery of community services, improved pubdialm and creation of high quality

usable parkland.

This process is guided by a-@ar vision for thd.awrenceAllen area. Revitalization, renewal,
growth and change will happen over the letegm. The vision statement is:

The Lawrencéllen community is a mixddcome, mixeduse community

f20FGSR Ay OSYy({NIft C2NRYy(G2Q4 tdeNG®l yAT Ay3 &dzo
RAaGAYOlT OStSoOoONYGAy3d GKS | NBFQa NAOK Odz i dz
and fully integrated with the broader city.

The community showcases an innovative approach to revitalization, one that
prioritizes the development of a complete comntynihrough coordinated
public and private investment in housing, infrastructure and the public realm.
Innovative building and municipal infrastructure technologies ensure the long
term sustainability of the community. As a complete, liveable community, the
LawrenceAllen area offers residents of all ages and backgrounds a range of
housing options; including revitalized social housigas well as a range of
employment, social and recreational options.

The Lawrencéllen community is a beautiful and humaraled place. New
connections across Allen Road and to neighbouring communities provide safe,
pedestrianoriented links between neighbourhoods and to the community
commons, where community services, facilities, schools, recreational
programming and local tail come together in a park setting. A distributed
system of neighbourhood parks offers all residents access to both passive and
active recreational programming.

The community includes connections for all modes of transportation in a manner
that prioritizes pedestrians, cyclists and transit users over drivers. Ajtfaie

mix of land uses around Lawrence West and Yorkdale subway stations enables
transit-supportive densities, recognizing the unique potential of the community
to support intensification araud existing transit infrastructure. Access to transit

is improved and many residents live within a 4m@ute walk of a subway
station.

MMM Group City of Toronto
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In addition to this vision, this processosilt on four themes of revitalization. These four themes
also guide the deslopment of thelnfrastructureMaster Plan. They are

1 Reinvestment - the growth proposed for the Lawrenegllen Area does not just
represent new development and population, but also investm@ihiis includes creating
a context for where investment shouldteur; including when new public infrastructure
should be constructed.

1 Mobility ¢ the area will need to be supported by a strong transportation system to
enable residents to access opportunities across the City and enjoy their community.

9 Liveability¢ Thearea needs to be supported by an array of community institutions that
foster community health and social networks including; parks, schools and community
facilities.

1 PlaceMaking ¢ the creation of public spaces will contribute to the strengthening of
community identify, promoting publisafetyand fostering vibrant public spaces.

1.6 Preferred Master Plan

The Preferred Plan shown iRigure 1-3 indicates the areas of LARS which will undergo
redevelopment. Redevelopment will occur primarily in tRecus Areawith incremental
redevelopment and growth within th&tudy Areaover the next 20 years. Key features of the
PreferredMaster Planincludea Community Park, which is the central feature of a network of
neighbourhood parks distributed throughout ti&tudyAreg a Greenway linking Yorkdale and
Lawrence West TTC stations along Allen Road; a clear and direct street network; and
appropriate transitions between new and existing buildings. The plan comprises five key areas,
each of which provides for full replacent of TCH social housing, new market housing, a
neighbourhood park, community facilities, and retail opportunities in locations closest to the
subways.

The Preferred Plan more than doubles the amount of parkland in Lawrence Heights. The
increased parkland and range of park sizes means that there is opportunity for many kinds of
park programs and facilities to mette diverse needsf residents

MMM Group City of Toronto
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Figure 13: PreferredPlan
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A Greenway alongllen Road will help connect different parts of the community and provide a
park-like route for pedestrians and cyclists through the Lawrence Heights neighbourhood.

Primary streets will be designed as public places, with wide sidewalks, trees, and laiogsle

High traffic speeds will be discouraged with-gtreet parking and appropriate traffic calming
design. Primary streets will offer direct, usable, and convenient routes for pedestrians, cyclists,
buses, and cars to move through the community. THrénary street network has been
developed with direct and convenient travel routes for all uses inside and outsid&ttiay

Area Local Streets were not used to accommodate any vehicle traffic capacity from new
development.

The plan places higher densitynixeduse buildings within convenient walking and cycling
distance to subway stations and bus routes, and takes advantage of opportunities to upgrade
subway stations and improve surface transit.

In the revitalized community, market and social housindl Wwe mixed throughout the
community. Taller buildings are transitipportive, and are located close to Allen Road and close
to the Lawrence West Subway station. Midrise apartment buildings are located to frame the
edges of the primary streets and largasrks. Low rise townhouses are located on the edges of
the plan area to provide appropriate transition to existing low rise houses.

Over a 26year period, the community will experience population growth. Currently, there are
1,208 housing units in Lawremt¢leights, and approximately 3,500 people live in the community.

In Lawrence Heights, TCHC proposes to replace the 1,208 existing homes and build between
4,300 and 4,800 new units. In Lawrence Square, RioCan proposes to build between 900 and
1,100 new houimg units. The current retail uses at Lawrence Square will be kept or replaced. At
Bathurst Heights, TDSB proposes to build a new secondary school and is considering 300 to 400
new housing units.

TCHC, RioCan and TDSB have proposed between 5,500 @dchéyd units for the area. The
total number of units proposed for the area over a&ar period is between 6,700 and 7,500.

The proposed development plan has generally been divided into four phases as outlined below.
1 Phase X northeast quadrant of thé-acus Area
1 Phase Z; the central portion of thd=ocus Aregeast of Allen Road

i Phase 3 the Focus Areavest of Allen Road

MMM Group City of Toronto
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1 Phase 4 the southeast quadrant of thEocus Area
Opportunity Statement

The City of Toronto recognizes that the redevelopment ofitharenceAllen Revitalization

study area is important and requires a planned and phased approach for successful
implementation.However, it is important to note that the phased approach for the Preferred
Plan,identified inFigurel-7, has not been developed from a detailed analysis of the most cost
effective and efficient manner for the implementation of the servicing infrastructure. Rather,
the four phases, as outlined Figurel-7, havebeen developed in order to encourage and
ensue the best opportunity for reinvestment in the community, from both public and private
sectors. A key component of this revitalization strategy is completihgfiastructureMaster

Plan to identify community needs, in order for the City to prioritizguieements and budget for
them.

1.7 Inventory of Existing Environment

The LawrencéllenArea is an extensively developed area. In the heart ofshely Areathere

is an existing social housing community owned by Toronto Community Housing Corporation
(TCHG» ¢ KS ¢/ | fkdnariselsIbhBri3fagistof land in tBeudy AreaThe building in
Lawrence Heights Area is made up of mainly two and tisteeey walkup apartments The
Study Areds bound by Highway 401 to the north, and the Allen Road expresbisagts the
Study Areanorth to south. The total area of the study is 342 acres, with large parts being
occupied by singléamily detached homes and apartment buildings. A large shopping centre;
Yorkdale Shopping Centre is located in the northwest corfiehe Study Areaas well as the
Baycrest community; a major institutional area use.

Significant work has been conducted on a number of background studies for the Laviiérce
Revitalization Study, including the Lawresfdéen Revitalization Area Prafil This section
provides a higHevel overview of the existing conditions in the area, however it should be read
in conjunction with the Area Profile, for antdlepth analysis of the existing conditions.

1.7.1 Natural Environment

The Study Areds located withn the Don River Watershed atidlely containsvery little natural
features or ecological communities due to being intensely urbanideswvrence Allen
Revitalization Sustainability and Natural Environment Profild)e Study Areastraddles the
border between the Lower Don West Don River Sufiiershed and the Lower Don River Sub
watershed. TheStudy Areais also located in the Peel Plain and South Slope physiographic
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regions, with no significant earth science features in 8tady Area Additionally, there are no
watercourses found in th&tudy Areaand groundwater recharge in this area may be very low.
Existing stormwater infrastructure in this area is lacking, and is in need of improvement.

Although there are no identifiable watercourses in the area, the site is located within Fish
Management Zone 5, which covers the entire Don River Watershed. This area is characterized
with warm water conditions, with the exception of some cold water cdodi on tributaries of

the West Don River, likely from groundwater recharges occurring on the Lake Iroquois Shoreline.
The dominant fish community in this watershed is warm water species (native and invasive). In
general, there is limited fish habitat agesult of urbanization and stormwater overflows.

Historical photos show the area as agricultural land up to 29®9 drainage to the southeast

and little natural vegetationcommunitiespresenttoday. Thereare limited to natural meadows

that are foundin the cloverleaf 401/Allen Expressway interchanfj@s habitat has been scored

Fd aLR2NE (2 GOSNE LR2NE 2y (KS NBIAZ2ylLf alolfSo
of the Study Areabetween Allen Road and Wilson Heights Boulevdiee tree anopy in the

Study Areais 11%, with some of the neighbourhoods being densely tr8ddk Study Area

contains 18.46Ha of public parkland and an additional 14.2Ha of school open $hace.are

no recordsof species of concern in this area.

The Natural Heritage System can be foun&igurel-4.
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Figurel-4: Study AreaNatural Heritage Profile
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