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Lower Don Lands 
Presentation Overview

1. Flood Protection: Lower Don 
Lands Don River Flood Protection for 
the Port Lands

2. City Building: Sustainable Growth 
of the Lower Don Lands District 
defined by the Don River Mouth

3. Approval Review: Review of 
Municipal and Provincial Approvals 
Granted Q2 2010

4. Current Work with Stakeholders 
post DMNP EA  submission

5. Next Steps: Business and 
Implementation Plan



1. Flood Protection and Naturalization Plan for the Don River

2. Sustainable Growth Plan for the Port Lands Regeneration Area

Context



Flood Risk and the Need for Flood Protection

In 1954, Hurricane Hazel caused extensive damage along the Don and Humber
Valleys, pointing to the need for a restructuring of the relationship between
Toronto and the Don River.



Flood Risk and the Need for Flood Protection

Understanding the Don River

In the 1890’s, due to fear of disease and the need for new industrial land, 
Toronto began to fill the marsh.  In the 1920’s  the Don was diverted into the 
right-angled hard-edged Keating Channel and its natural mouth was filled in



Understanding the Don River

Impacts of urbanization on the Don River:



Flood Zones



2001 

Central 
Waterfront 
Secondary 
Plan





Evaluation of River Alternatives



Lower Don Lands 4WS

LOWER DON LANDS (4WS) ECONOMIC BENEFITS:
$480 million increase in land value in Lower Don Lands
$300 million increase in land value in adjacent neighbourhoods
(Eastern Avenue employment district and eastern Port Lands)
$55 million in annual tax revenue from Lower Don Lands development
$6.8 billion in private investment leveraged in Lower Don Lands 

Lower Don Lands 4WS Preferred: For Development Yields, 
Flood Protection and Economic Valuation of Open Space

Port Lands present an incredible opportunity over 1000 acres
Challenges:
Flooding
• Provincial policies require flood proofing for any development
• OP amendment approved by Council August 2010
• 3 year EA process to be finalized April/May 
Servicing and Environmental
• Current Port Lands value only $20 M
• Hundreds of millions of investment in infrastructure required tial
• Land is currently fill and heavily contaminated
Market 
• Wholesale approach would require large upfront payment to developer
• Bringing Port Lands to market at this time would cannibalize 
development on city owned lands EBF and WDL



2
ALTERNATIVE 2
• Costly soil remediation of 480 

Lakeshore
• Loss of prime development land on 

480 (almost  100% of publicly owned 
land in North Keating)

• Taking of portion of Home Depot 
lands

• Gardiner columns and foundations 
require  shoring and potentially to be 
rebuilt

• Relocation or major protection of high 
voltage Hydro One Infrastructure

• Buried pipelines
• Requires relocation of Lakeshore 

Boulevard.
• Port Business Disruption: 

Moderate
• Cost: Highest
• Development Opportunity for 

Public Lands Lowest

ALTERNATIVE 3
• Toronto Port Authority impeded 

by sediment spilling into Ship 
Channel

• Port Lands Energy Centre water 
filled with turbidity – impeding the 
workings of the PEC

• All development removed from 
west side of Don Roadway 
(publically owned lands)

• Port Business Disruption:  
Highest

• Cost: Moderate
• Development Opportunity 

for Public Lands: Moderate

ALTERNATIVE 4WS 
_PREFERRED

• Comprehensive flood 
protection

• Maintain development 
potential 

• Benefit: Creates 5,200 linear 
meters of waterfront property 
for development vs. 3,050 
linear metres in other options

• Robust Naturalization of the 
Don River as a catalyst to 
redevelopment

• Port Business 
Disruption: Lowest

• Cost: Lowest
• Development 

Opportunity for Public 
Lands: Highest



Environmental Assessments Affecting the Lower Don Lands Area



International Design Competition, Winning Proposal, 2007



The River Makes the City

The City Sustains the River



Existing Flow Conditions



Three-Tier Flood Protection Solution in Don Mouth EA



The River



The Lower Don Lands plan creates a floodplain 
in which the river is allowed a range of flexible 
dynamism as it would have in nature, while the 
city is fully protected from flooding.  Designing 
for these two goals at once would not have 
been possible without the use of current 
computer modeling technologies. 

The two computer models that follow show 
how the before and after  the building of the 
river at the regulatory flood











Flood Protection and Naturalization Relationships



Landscape 
Communities

Open Space

Valley Slope

Levee System

Lake Connected 
Wetlands

Seepage Wetlands

Aquatic



Naturalized and Flood Protected Don River Mouth



River and City Relationship



Landscape as a Part of City-Building

The Lower Don Lands is part of the continuous landscape system of the Don River 
Valley.  This natural feature influenced the form and growth of the City of Toronto.
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Landscape as a Part of City-Building
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The City



Comprehensive Neighborhood Plan



2. The LDL Municipal Class EA Master Plan and Keating Channel Precinct ESR



Water Servicing Plan



Sanitary Sewer Servicing Plan



Stormwater Management Plan

Compatibility 
between 
stormwater
treatment and 
natural elements

Clean water for 
reuse in natural 
elements

Meets regulatory 
requirements for 
stormwater
quality



Community Services Plan



Parks and Open Space Plan



39

Lower Don Lands – Before 



Lower Don Lands – Future 



Integrated Systems



2. Clean rooftop collected stormwater supports wetlands and street trees

The proposed stormwater management plan cleans polluted runoff through bio-filtration, 
but also makes use of clean roof water as support for biological systems.



Keating Channel Precinct Plan Building Massing



Solar Access Planes



Design for Winter Wind Protection and Pedestrian Comfort



Clinton Climate+ Program and Goals for Carbon Negative Communities



Lower Don Lands Awards to Date:

2010
• Institute of Transportation Engineers 

Transportation Achievement Award to Lower 
Don Lands

2009
• American Institute of Architects Merit Award 

for Lower Don Lands 
• BEX International Award for Best Futuristic 

Design for the Lower Don Lands Plan 

2008
• Royal Architectural Institute of Canada’s 

Sustainable Development Award for MVVA’s 
Lower Don Lands design 

• American Society of Landscape Architects 
Honor in Analysis and Planning for Port 
Lands Estuary: Reinventing the Don River as 
an Agent of Urbanism 

2007
• Toronto Urban Design Award for the Port 

Lands Estuary Master Plan 



1. Remove flood risk

2. Build a naturalized 
river park setting for 
development  and 
increase land value

3. Provide 
development 
opportunity for an 
innovative urban 
economy

Economic 
Effects 
Assessment of 
the Lower Don 
Lands



1. Remove flood 
risk

Current risk:

Assessed property 
value of $1.6 billion 
at risk

$300-500 million in 
avoided damages in 
event of Regulatory 
Flood



2. Build a 
naturalized river 
park setting for 
development and 
increase land 
value

$480 million in 
incremental increase 
in land value in 
Lower Don Lands

$300 million in 
increased land value 
in surrounding 
neighbourhoods

$55 million 
annually  in new tax 
revenue in Lower 
Don Lands



Investment in 
Infrastructure for 
the River (between 
$600-700 million in 
2010 dollars):

$325 million for 
construction of the River

$200 million for all new 
bridges and widening 
existing roads

$60 million for creation 
of sediment and debris 
management area and 
flood protection features

$40 million for creation 
of Promontory Park 
landform 



3. Provide 
development 
opportunity for 
an innovative 
economy

Grow Locally

Major Public 
Works Project 
with Strong 
Multiplier Effects



Grow Locally

Lower Don 
Lands, when 
fully built out in 
2030 the 
estimated market 
value of 20,000 
new residents 
and 14,000 new 
workers in 
3.2million Sq. Ft. 
of Commercial 
Development
is $6.8 Billion.



Major Public Works 
Project with Strong 
Multiplier Effects

$634

$1,231

DIRECT SPENDING EFFECTS

ECONOMIC ACTIVITY EMPLOYMENT

(2010 $M) (JOB YEARS)

3,900

8,800

$597 4,900MULTIPLIER EFFECTS

TOTAL



Conclusion

The Lower Don 
Lands is a catalytic 
project for Toronto 
and the Region:

Strong economic 
multiplier effects

Opportunity for new 
development in the 
City Core

Future growth 
catalyst



3. OFFICIAL 
PLAN 

AMENDMENT
Q2 2010

4. LDL
RIVER DMNP 

EA
Q4 2010

2. LDL 
INFRASTRUTURE 

EA Q2 2010

1. KEATING
PP + ZBL
Q2 2010 

Lower Don Lands  Planning Documents and Approval Timelines

1. KEATING Channel Precinct Plan + Zoning By Law CITY COUNCIL APPROVED Q2 2010
2. LDL INFRASTRUCTURE EA MOE APPROVED Q2 2010
3. LDL  RIVER DMNP EA  SUBMITTED Q4 2010                   
4. Lower Don Lands Official Plan Amendment  Q2 2010: CITY COUNCIL APPROVED



1. The Keating Channel Precinct Plan and Zoning By Law



2. The LDL Municipal Class EA Master Plan and Keating Channel Precinct ESR



3. Official Plan Amendment

Park and 
Open Space 
Area

Water Area

Waterfront 
Development

Central Waterfront 
Secondary Plan Lower Don Lands



4.  The Don Mouth Naturalization and Port Lands Flood Protection Project



Q2 2010 City of Toronto  Approved the following:

1. Support the preferred alternative for the DMNP EA
2. Endorse the Lower Don Lands Framework Plan
3. Authorize Waterfront Toronto to put the Lower Don Lands Class EA 

Infrastructure Master Plan in the public record Endorse the Keating 
Channel Precinct Plan 

4. Authorize Waterfront Toronto to put the Keating Channel Precinct Class 
EA Environmental Study Report in the public record

5. Request Waterfront Toronto to submit a Business and Implementation 
Plan for LDL, with priority for the Don River Mouth

6. Request the Chief Planner and/or TRCA to ensure the proposed corridors 
of the River and infrastructure are protected from encroachment

7. Endorse the Affordable Housing Strategy, outlined in the Keating Channel 
Precinct Plan

8. Request Waterfront Toronto to prepare plans and guidelines for urban 
design, parks and public space, heritage and public art

9. The appropriate City officials be authorized and directed to take the 
necessary action to give effect thereto





2010_2011 Next Steps

1. The Don Mouth Naturalization and Port Lands Flood 
Protection EA has been submitted to the MOE. February 11th

was the deadline for objections. Letters were received from: 
theToronto Port Authority, Redpath and Lafarge. The 
regeneration of the Port requiring some loss of dock wall is at 
issue. We are working with them.

2. August 2010 The City approved the LDL OPA and KCP ZBLA. 
9 appelants put forward 15 appeals. Issues: A) Provide a 
schedule for the completion of the zoning and Precinct 
Planning south of Keating, B) Request to add Pinewood to the 
LDL project. C) object to 25% non-res, AH, and the LEED Gold 
Requirement. D) Consolidate LDL OPA 388 with OPA 257

3. Complete a Business and Implementation Plan for Lower Don 
Lands.

4. Develop a Proactive Strategy to keep pace with private 
development pressure (CASTAN, Rose Corp, 309 Cherry, 
Pinewood)  in the Port Lands.  This should include Completion 
of the Business Plan, River Precinct Plan, Zoning By Law and 
EA .



River Phasing Plan: 2011_2021


