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Figure 4-24: Signalized Intersection Operations and Critical Movements 
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Table 4-3: AM Peak Hour Intersection Capacity and Critical Movements 

Intersection 
Intersection 

LOS 
Intersection 

V/C Ratio 

Critical Movement 

Movement LOS 
V/C 

Ratio 

95th 
Percentile 
Queue (m) 

 Brentcliffe Rd & 
Eglinton Ave 

D 0.94 

EBT D 0.88 148 

WBL F 1.08 189 

SBT D 0.59 87 

 Laird Dr & 
Eglinton Ave 

E 1.28 

EBT D 0.94 145 

WBL F 1.25 235 

NBL F 1.14 109 

NBT D 0.41 70 

SBT E 0.72 99 

 Eglinton Ave & 
Leslie St 

F 1.421 

EBL E 1.00 181 

WBT D 0.78 131 

SBL F 1.04 145 

SBR F 3.161 529 

 Laird Dr & McRae 
Dr 

C 0.72 EBL B 0.37 23 

 Laird Dr & 
Southvale Dr 

D 1.04 

EBL E 0.96 104 

NBL E 1.02 182 

SBT E 0.92 84 

 Southvale Dr & 
Millwood Rd 

B 0.61  None 

 Brentcliffe Rd & 
Vanderhoof Ave 

C 0.86 
WBT D 0.89 85 

SBT B 0.85 164 

 Wicksteed Ave & 
Brentcliffe Rd 

B 0.78 SBL B 0.68 80 

 Laird Dr & 
Commercial Rd 

A 0.49  None 

 Laird Dr & 
Esandar Dr 

A 0.4  None 

Note 1: Significant Peak AM turning volumes and v/c ratios are because of limited alternative routes, older counts 

with a conservative growth factor applied to scale to current year, and priority given to through traffic. 
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Table 4-4: PM Peak Hour Intersection Capacity and Critical Movements 

Intersection 
Intersection 

LOS 
Intersection 

V/C Ratio 

Critical Movement 

Movement LOS 
V/C 

Ratio 

95th 
Percentile 
Queue (m) 

 Brentcliffe Rd & 
Eglinton Ave 

F 2.211 

EBT C 0.90 198 

WBL F 2.831 250 

NBR D 0.88 210 

SBT D 0.74 115 

 Laird Dr & 
Eglinton Ave 

E 1.57 

EBT D 0.87 130 

WBL F 1.52 226 

NBL F 1.41 175 

NBR D 0.81 151 

SBT E 0.81 122 

 Eglinton Ave & 
Leslie St 

E 1.01 

EBL E 1.02 209 

WBT D 0.81 135 

SBL E 0.85 99 

SBR F 1.35 210 

 Laird Dr & McRae 
Dr 

D 0.99 

EBL E 0.89 91 

EBT E 0.81 83 

WBL D 0.48 50 

WBT F 1.09 146 

SBL F 0.99 100 

 Laird Dr & 
Southvale Dr 

F 1.2 

EBL F 1.13 157 

EBR F 1.03 148 

NBL F 1.18 186 

SBT F 1.06 167 

 Southvale Dr & 
Millwood Rd 

B 0.82 SBT D 0.92 87 

 Brentcliffe Rd & 
Vanderhoof Ave 

B 0.79 None 

 Wicksteed Ave & 
Brentcliffe Rd 

C 0.9 
EBL D 0.90 85 

SBL C 0.68 64 

 Laird Dr & 
Commercial Rd 

A 0.63 None 

 Laird Dr & 
Esandar Dr 

A 0.67 SBL B 0.69 65 

Note 1: Significant peak PM turning volumes and v/c ratios are because of limited alternative routes, older counts 

with a conservative growth factor applied to scale to current year, and priority given to through traffic. 
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4.7.2 Neighbourhood Infiltration 

Concerns regarding potential neighbourhood infiltration was raised during the 

EGLINTONconnects Laird Focus Area assessment, as well as during this study’s consultation 

activities. To identify the true nature of traffic patterns within the study area, inclusive of the 

nearby residential neighbourhoods of Leaside North and Leaside, location-based traffic data 

was used.  

Figure 4-25 and Figure 4-26 show the AM and PM peak period travel patterns for personal 

traffic, while Figure 4-28 and Figure 4-29 show the travel patterns for commercial traffic. The 

pie charts in each figure are to scale relative to the total vehicular travel volumes through that 

location, with the percentage of traffic to / from each zone also illustrated. Refer to Section 

4.1.5 and the Appendix for additional background detail. 

Key findings from this data analysis include: 

• AM and PM Peak Period findings are similar; 

• Generally, all designated local roadways (i.e. Lea, Parklea, Parkhurst, Don Avon) exhibit 

over 75% - 90% vehicular traffic to / from the local community and the immediate 

surrounding areas (i.e. Zones 1, 2 and 3, which is bounded by Lawrence/Yonge/Bloor-

Danforth/DVP – an area within 3 km of the study area); 

• Eglinton Avenue is a designated major arterial roadway that provides a regional network 

role, and local traffic (i.e. Zones 1 and 2) comprises less than 50% of the traffic, but when 

considering Zone 3 approaches 75% of the total two-way traffic – therefore functioning as 

intended for a regional major arterial, with traffic volumes nearing upper capacity limit; 

• Laird Drive is a designated major arterial roadway that provides both a local and regional 

role, and traffic comprises of 50% local (Zones 1 and 2), 25% from adjacent areas (Zone 3), 

and 25% from the rest of Toronto – functioning as intended for a major arterial roadway, 

with two-way traffic volumes at expected capacities; 

• McRae Drive is a designated collector roadway, and traffic comprises of 50% local (Zones 

1 and 2), 25% from adjacent areas (Zone 3), and 25% from the rest of Toronto – 

functioning as intended for a collector roadway, with two-way traffic volumes at expected 

capacities; and, 

• Southvale Drive is a designated collector roadway, and traffic comprises of 50% local 

(Zones 1 and 2), 35% from adjacent areas (Zone 3), and 15% from the rest of Toronto – 

although functioning as intended for a collector roadway, the two-way traffic volumes are 

at or over expected capacity limits. 

Other findings to consider include: 

• Average AM Peak trip length from within the Leaside community (Zones 1 and 2) is 1.6 

km; 

• Number of cars per household has increased 25% since 2001, and now nearing 1.5 

vehicles per household (Census Data); and, 

• Employment trips in the area (from TTS Data) is over 4200 in 2011 rebounding from below 

2000 trips in 2001, but still below 4800 trips as recorded in 1991. 

The above findings indicate that traffic within the community is primarily from the local 

surrounding areas within 3 km, which is how these road types should function. Longer 

distance trips (greater than 3 km) are generally limited to arterial and collector roadways, with 

only the major arterials experiencing vehicular trips to / from the broader Toronto area. 
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The increased traffic in the local community experienced by residents is also a reflection of the  

increase in vehicle ownership, and auto/passenger mode shares within the study. 

Given the high percentage of trips from the local community and the adjacent surrounding 

areas (< 3 km), significant opportunity is presented to enhance mobility choice, such as active 

transportation and improved connections to existing / planned transit, to reduce vehicular 

travel in the study area. Furthermore, increased employment and mixed land uses within the 

study area will assist in both decreasing any longer distance trips, and / or encouraging active 

mode shares. 

Traffic calming solutions may be applicable on select local streets to encourage greater use 

collectors and arterials, outside the study area. However, given the short distances of most 

trips, there would likely be diminishing returns on impacts to travel patterns. These options 

are already being investigated by Paradigm Transportation Solutions Limited. 

Within this study area, complete street initiatives will be promoted, such as narrowing the 

roadway approaches, reducing the curb radii, and introducing a modest vertical grade change. 

These design techniques assist to discourage thru traffic and promote active transportation 

modes.  
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Figure 4-25: Average Weekday AM Peak Period Personal Vehicle Travel Patterns 
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Figure 4-26: Average Weekday PM Peak Period Personal Vehicle Travel Patterns 
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4.8 Goods Movement 

Historically, the Leaside area had many industrial facilities that directly and primarily utilized 

the rail line that bounds the study area.  Today, commercial transportation and goods 

movement is primarily done by trucks. Major trucking routes are Eglinton Avenue, Laird Drive, 

Millwood Road, Brentcliffe Road, and Wicksteed Avenue as evident by the percentage of 

trucks exhibited by the turning movement counts.  

The observed major truck generators within the study area, based on site visits and 

observations, as well as the truck volumes from the City-provided turning movement counts 

are shown in Figure 4-27. 

To supplement this analysis, recent and more comprehensive location-based travel data was 

used. Figure 4-28 and Figure 4-29 show the travel patterns for commercial traffic between the 

identified destination zones. The pie charts in each figure are to scale relative to the total 

commercial vehicle travel volumes through that location, with the percentage of traffic to / 

from each zone also illustrated. Refer to Section 5.1.5 for additional background detail. 

This commercial vehicle travel data indicates the following: 

• AM and PM findings are similar with respect to travel patterns; however, AM volumes are 

larger than the PM volumes; 

• Majority of commercial traffic into the study area is to / from within the City of Toronto; 

and, 

• Access points into the study area include Brentcliffe Road from Eglinton Avenue, 

Wicksteed Avenue / Commercial Road / Industrial Street / Esandar Drive from Laird Drive, 

and Wicksteed Avenue from east of the rail tracks. 
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Figure 4-27: Businesses with High Heavy Vehicle Traffic 
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Figure 4-28: Average Weekday AM Peak Period Commercial Vehicle Travel Patterns 
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Figure 4-29: Average Weekday PM Peak Period Commercial Vehicle Travel Patterns 
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4.9 Parking 

Given the area’s current makeup of low density industrial and big box store land uses, there is 

a significant amount of privately-owned surface parking. The surface parking within the study 

area is shown in Figure 4-30.  

On-street parking is generally restricted in most of the study area given the abundance of off-

street parking capacity available. However, near the small residential block east of Brentcliffe 

Road along Vanderhoof Avenue, residential parking is allowed. A map showing the available 

residential and off-street retail parking is provided in Figure 4-30. 

No off-street publicly-owned parking facilities or shared parking arrangements were identified 

in the study area. 

During one consultation event, some on-street parking spillover from the retail uses on the 

east of Laird Drive into the local community was noted (i.e. along Parklea Drive). 

4.10 TDM Policies and Smart Commute 

No existing TDM strategies have been identified in the study area. Review of the supporting 

transportation studies for the proposed development applications, have indicated that TDM 

measures will be implemented.  

Several transportation demand management (TDM) strategies are implemented at regional 

and local scales that affect the study area. A potential program, in conjunction with the 

emerging redevelopment, is Metrolinx’s Smart Commute program to help facilitate travel 

options other than auto driver. The program works with the community and employers to 

promote these alternative travel modes. This will provide opportunity for future residents / 

employers, community facilities, and others to implement travel demand management 

strategies. 

4.11 Leaside High School Travel Planning (STP) 

The Leaside High School is approximately 750m west of Laird Drive along Eglinton Avenue 

East. To improve active and transit mode shares to and from the school, they have 

implemented a school travel plan (STP). Within this plan, five main action areas are identified, 

education, encouragement, enforcement, engineering, and evaluation. One of the key 

recommendations from the plan was to work with this study, to plan safer bike routes that 

connect to the school.  

In addition to potential coordination with the emerging development in the study area, it is 

also a template for adoption by other schools in the study area and the immediate 

surrounding neighbourhoods. Safe and secure access to all schools could discourage potential 

vehicular trips to each school for drop-offs / pick-ups, as evidenced both by observed queuing 

and by the number of short trips undertaken indicated by the location-based data.   
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Figure 4-30: Surface Parking within Study Area 
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The Laird in Focus study area is defined as the lands bounded by the CP rail corridor that runs 

along its eastern and southern edges, Laird Drive to the west, and Eglinton Avenue East to the 

north. These lands were assessed as the study area for the transportation component of the 

study. Phase 1 of the study determined the background conditions and potential opportunities 

in the area for all travel modes as summarized below. Further details can be found in the 

Existing Conditions Report in Appendix D. 

 

• Despite a poor environment, physical barriers, and low connectivity to 

existing and future destinations, there is generally sufficient ROW spaces, 

growth potential, and land availability to create an attractive and safe 

pedestrian network. 

 

• Despite a poor environment, physical barriers, and lack of a cycling 

network, opportunities to build on the latent demand and support new 

growth is demonstrated. 

 

• ECLRT implementation will transform mobility access and options in the 

study area. it requires a balanced and coordinated plan to provide first 

and last mile solutions by maximizing active transportation and transit 

connectivity, while maintaining vehicle access and goods movement in a 

balanced manner. 

 

 

• Arterial and collector roadways experience capacity issues during peak 

hours and a significant portion of vehicle trips being made are a short 

distance within the study area. Travel demand management strategies, 

to reduce single occupancy vehicles and allow other mobility options 

have the opportunity to flourish in this environment in the future. 

Significant potential is available given the planned size and intensity of 

mixed use development scenarios for carpooling, car-share, bike-share, 

variable parking strategies, and trip planning. 

 

• A coordinated goods movement strategy is required to support the on-

going vitality of the Leaside employment lands, while co-existing with the 

increasing mobility demand for transit and active transportation for 

employees and residents. 

 

• Physical barriers and lack of fine grained street network contribute 

significantly to arterial and collector roadways operating at / near 

capacity, but perhaps most importantly to the significant queuing at key 

boundary locations of the study area. 

 

• As future mobility continues to shift away from vehicular uses, 

opportunity for comprehensive parking strategies to create a balance 

environment to accommodate future vehicle demand with appropriate 

policies to control parking supplies in partnership with Toronto Parking 

Authority. 

5 Opportunities 
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Multiple consultation opportunities were held during each Phase of the study. The following 

provides a summary of major consultation events that were held during each phase. 

6.1 Phase 1 

6.1.1 Project Kick Off 

(November 30, 2016) 

The project was introduced by City of Toronto staff with the objective of gathering feedback 

that would inform the study process, its key themes, and its content. 

6.1.2 Transportation Summit 

(March 25, 2017) 

The consultation session provided a forum for the project team to better understand the 

transportation issues enabling them to better focus efforts in the initial stages of the project. 

Fifteen people (in addition to City staff and the project team) participated representing 

residents, business owners, and active transportation advocates. 

6.1.3 Local Advisory Committee Meeting No. 1 

(April 25, 2017) 

The study’s purpose, process, schedule, background research, and key consultation activities 

to date were presented. The meeting included a round-table discussion focused on obtaining 

input for the team to develop the Vision Statement and Design Principles. 

6.1.4 Public Consultation Meeting No. 1: Visioning & Emerging Principles 

(May 1, 2017) 

The team’s understanding of the Study Area was presented at the late afternoon and evening 

sessions with the purpose of gaining feedback from the public. A total of 100 participants 

attended the 2 sessions and contributed to the basis of a vision statement and a set of guiding 

principles. 

6.1.5 Public Consultation Meeting No. 2: Design Charrette  

(June 3, 2017) 

Registrants participated in a morning or afternoon workshop with the expressed purpose of 

developing design alternatives for Study Area A and B, evolving scenarios for the 

Transportation Study Area, and streetscape options for key streets. The two sessions garnered 

interest from a total of 38 individuals who contributed to the formation of the options. 

6 Consultation 
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6.1.6 Design Review Panel 

(June 8, 2017) 

The Laird in Focus Study was presented to the Design Review Panel which provided comments 

on the project’s scope, its urban design approach, and potential public realm opportunities. 

6.1.7 Leaside Business Park Association 

(June 14, 2017) 

City Planning staff attended a meeting of the Leaside Business Park Association to introduce 

the project and receive feedback and comments.  

6.1.8 Landowners’ and Business Owners’ Drop-in No. 1 

(June 29, 2017) 

The results of the design charrette were presented at a breakfast drop-in attended by 30 local 

landowners and business proprietors. Feedback from the session helped to inform subsequent 

work on the study. 

6.1.9 Toronto Planning Review Panel 

(June 10, 2017) 

The panelists provided comments to City staff on the project’s deliverables to date. They 

spoke to issues regarding employment areas in general before providing feedback on the 

Study Area concerning the emerging vision and principles, urban design and built form, 

transportation, and servicing.  

6.2 Phase 2 

6.2.1 Local Advisory Committee Meeting No. 2 

(October 10, 2017) 

The meeting offered an opportunity prior to the upcoming public session to review and 

provide feedback on the presentation material. The subjects discussed included the progress 

to date of the Heritage Study, the emerging vision and the results of the design charrette, 

draft alternative development options for both Study Areas A and B, an emerging streetscape 

concept, and the results of the transportation analysis. 

6.2.2  Public Consultation Meeting No. 3: Development Alternatives 

(October 17, 2017) 

The purpose of this meeting was to present the planning and urban design scenarios for each 

of the study areas and to gather feedback that would inform subsequent steps of the study. At 

the public session transportation analyses was provided as well as a draft framework for 

evaluating the options. 150 people attended the presentation and provided comments on this 

and the accompanying display panels. 

6.2.3 Landowners’ and Business Owners’ Drop-in No. 2 

(October 19, 2017) 



Laird in Focus – Mobility Report | Final Report 

 July 2018 | 56 

The breakfast drop-in provided an opportunity for land- and business owners to review the 

alternative development options as well as streetscape options and potential future road 

network scenarios for the Leaside Business Park. Seven people attended the event. 

6.2.4 Local Advisory Committee Meeting No. 3 

(November 21, 2017) 

An evaluation of the alternative development options was presented leading to a draft 

preferred alternative for Eglinton Avenue (Study Area A) as well as a draft urban design 

approach for Laird Drive (Study Area B). The committee provided comments that informed 

refinements to the subsequent public presentation. 

6.2.5 Public Consultation Meeting No. 4: Draft Emerging Preferred Alternative 

(December 5, 2017) 

The draft emerging preferred alternative for Study Area A as well as for test sites along Laird 

Drive (Study Area B) were presented as well as an update on the transportation component of 

the project. Comments were provided in breakout sessions that focused on issues concerning 

height and density, transportation, community facilities, the public realm, land use, heritage, 

and infrastructure. 

6.3 Phase 3 

6.3.1 Local Advisory Committee Meeting No. 4 

(April 10, 2017) 

Committee members were presented with the draft public presentation which included “The 

10 Big Moves”, refined demonstration plans for Study Areas A and B, properties to be 

considered for the City’s heritage registry, recommendations for the Transportation Study 

Area, the Streetscape Master Plan, transportation phasing, and the results of the servicing 

analysis. Projected population and employment yields were provided along with a breakdown 

of the potential number of residential unit types. 

6.3.2 Public Consultation Meeting No. 5: Preferred Alternative Plan 

(April 23, 2018) 

The evening was comprised of a presentation by the project team followed by a “question and 

answer” session bookended by an open house. Participants viewed panels illustrating “The 10 

Big Moves”, prospective sites for consideration on the City’s heritage registry, and the 

demonstration plans for each of the study areas. Augmenting this material were precedent 

images and development yield statistics. Rounding out the exhibit were panels describing 

transportation and servicing improvements required to support the projected development 

capacity. Approximately 85 people attended the presentation and open house. 
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Within Study Area A and B, there are numerous opportunities to implement different land use 

options. Due to the constrained transportation environment, an iterative process to evaluate 

land use options and the resulting travel demands was conducted.  

7.1 Land Use Context 

7.1.1 Places to Grow 

The Provincial planning document, Places to Grow - Growth Plan for the Greater Golden 

Horseshoe (2017) indicate a target of 160 residents/jobs per hectare for those served by light 

rail transit or bus rapid transit. Within the current development context, the area around the 

proposed ECLRT stop would have a density of 78 people + jobs per hectare as shown in Figure 

7-1. 

Figure 7-1: Resident and Job Density 

 

 

7 Alternative Land Use Options 



Laird in Focus – Mobility Report | Final Report 

 July 2018 | 58 

7.1.2 939 Eglinton Avenue East 

The City has also already approved a proposed residential development located at 939 

Eglinton Avenue East. This development is expected to accommodate 1,841 residents, over a 

land area of approximately 2 hectares. As a result of this decision, this development sets a 

precedent for the density of adjacent buildings, in particular those that are closer to the Laird 

ECLRT stop. Thus, proposed developments closer to Laird Station would at least be permitted 

to develop to a similar density as 939 Eglinton Avenue East. 

7.1.3 Study Area B 

Study Area B primarily consists of mid-rise small development blocks. As a result, there are 

minimal alternative options from a transportation perspective due to the constrained block 

sizes. As a result, an estimate of feasible development sizes was used to evaluate Study Area B 

transportation impacts within the context of the overall study area. 

7.2 Concept Development Process 

An iterative and integrated process between land-use/built form, and transportation was 

conducted. Given the opportunities and constraints identified within the existing conditions, 

for the area, it is clear there are numerous trade-offs from both land-use and transportation 

perspectives for potential built form options. Due to the numerous constraints, iterations help 

shape a solution that incrementally determines impacts of land use changes on transportation, 

and vice versa. This allows fine-tuning, and careful consideration of each incremental change, 

allowing a solution that is balanced between an ideal built form, while ensuring mobility in the 

area is suitable for all modes and available infrastructure. The process is shown in Figure 7-2. 

Figure 7-2: Iterative Integrated Planning Process 

 

7.3 Model Process and Multi-Modal Approach 

To adequately assess changing mobility conditions for the study area, a localized multi-modal 

demand model for the area was developed. This purpose of this model is to be able to reflect 

changes in development and travel behaviors, and its impact on the travel patterns of vehicles, 

transit users, pedestrians and cyclists. Creating a simplified demand model allows for quick 

testing of development scenarios, but also robust enough to offer flexibility in accommodating 

real-world data and assumptions.  

The transportation demand model follows 4 basic steps, trip generation, trip distribution, 

modal split and trip assignment. In a typical 4-step model, the modal split typical would factor 

in an aggregated travel cost based on travel speeds, monetary costs and other factors, and 

then user behavior may be altered based on actual capacities. 

Given the localized sub-area context, mode splits are derived based on the development 

characteristics, including population demographics, facilities available, and directness of travel 
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paths. As a result, modal split behavior could be reasonably approximated based on existing 

data and similar areas of the City. This model was not calibrated, as the intent was not to 

create a demand model, but create a platform for comparative purposes between land use 

scenarios. 

Thus, the proposed sub-area models follow 3 simple steps as shown in Figure 7-3. 

Figure 7-3: Model Process 

 

 

7.4 Transportation Demand Analysis  

Like any traffic demand modelling exercise, the study area needs to be disaggregated into 

development blocks. For Laird in Focus, the proposed study area was broken into 

development blocks as shown in Figure 7-4. The zones within Study Area’s A and B, and the 

employment lands (Area C for the purposes of this analysis) were disaggregated to ensure that 

travel demands would be adequately distributed into proposed development blocks and 

internal roads.  

Additional zones of existing neighbourhoods were added to allow for interaction between new 

developments and existing areas. The extents of these existing development areas 

characterized as Area D, were limited as their only purpose was to evaluate travel between a 

new development block and an immediately adjacent area. Further travel was captured by 

external zones shown as Area E, which represents travel demands into and out of the study 

area along different routes. 

Generate Trips Distribute Trips Assign Trips




