COMMITTEE OF THE WHOLE (WORKING SESSION) DECEMBER 18, 2001

VELLORE VILLAGE DISTRICT CENTRE AND CIVIC CENTRE FEASIBILITY STUDY -
STATUS REPORT

Recommendation

The Vellore Village District Centre Task Force recommends:

1. That the Civic Centre Feasibility Study be received;

2. That City’s consulting team proceed with the evaluation of conceptual development
scenarios for the Vellore Village District Centre; and

3. That the Vellore Village District Centre Task Force report to Committee of the Whole

(working session) in January, 2002 with a further report on the Vellore Village District
Centre and Civic Centre.

Purpose

The purpose of the Vellore Village District Centre Study is to satisfy the policy requirements of
OPA #600 which require preparation of an Official Plan Amendment describing the planning and
urban design framework which will guide development within each District Centre, reflecting OPA
#600 policies.

The purpose of the Civic Centre Feasibility Study is to determine the requirements of a new City
Hall, examine the lands on the north side of Major Mackenzie Drive west of Highway #400 as a
potential location, and comprehensively address the issues associated with integrating City Hall
with the Vellore Village District Centre plan.

Location

The Vellore Village District Centre is generally located at the intersection of Major Mackenzie
Drive and Weston Road in the community of Vellore — Urban Village 1. The community of Vellore
is generally bounded by Pine Valley Drive on the west, Teston Road on the north, Highway #400
on the east, and Rutherford Road on the south (see Location Map — Vellore Urban Village 1, from
Schedule B, OPA #600). The ultimate population of Vellore Urban Village 1 will be approximately
50,000 people.

Background
On February 26, 2001, Council approved a Terms of Reference for the District Centres Study.

On May 17, 2001, the Province initiated a review of the Oak Ridges Moraine, effectively
suspending further planning approvals for a 6-month period for its subject lands, including lands
within the Carrville District Centre.

On May 30, 2001, Council directed an expansion of the Terms of Reference for the Vellore
Village District Centre Study, “to include the lands on the north side of Major Mackenzie Drive
extending to Highway #400 for the purpose of establishing a new City Centre...” Council also
created a Task Force to undertake a feasibility study of a new civic center, and provided for it to
report to Council on a regular basis.

Subsequently, the City retained the services of a consulting team led by Sorensen, Gravely,
Lowes Planning Associates, and including sub-consultants PricewaterhouseCoopers (market and
economic analysis), Markson, Borooah Hodgson Architects Inc. (Urban Design), and Totten,
Sims, Hubicki Associates Ltd. (transportation).



Work Completed to Date

At its four meetings to date, the Task Force has monitored and directed work in progress, as
outlined below:

A. Civic Centre Feasibility Study

PricewaterhouseCoopers has completed the Civic Centre Feasibility Study with the assistance of
the consulting team and City Staff. The components of the Civic Centre Feasibility Study are
summarized on Attachment #1.

Findings of the Study:

1. Nine City Hall locations were reviewed and categorized into three groups, defined as
follows:

(1) Civic Focus: Stand alone City Hall with limited range and connection to other
surrounding land uses(e.g. Etobicoke, Oakville, Whitby).

(2) Moderate Mixed-Use Focus: Stand alone City Hall with some connection to
surrounding mixed-use development(e.g. Richmond Hill, Markham).

(3) Comprehensive Mixed-Use Focus: City Hall is part of a major comprehensive
development intended to serve as the downtown for the community (e.g. North
York, Scarborough, Mississauga, West Palm Beach).

This analysis compared the nine centres reviewed in the Study in terms of the extent to which
each area combines a mixture of land uses. The existing civic centre in Maple was determined to
best fit the ‘civic focus’ description.

Space and Site Requirements

The Study recommends that the Civic Centre precinct be planned based on the following
estimates:

Uses Likely To Locate In The Civic Centre:

. City Hall: 225,000 sq. ft.
. Performing Arts / Cultural Centre: 35,000 sq. ft.
. Library: 12,000 sq. ft.
Sub-Total (Square Footage): 272,000 sq. ft.

Additional Institutional SpaceThat May Be Required In The Civic Centre Area:

. Public/Private Recreation Complex

. Other Government Offices / Facilities (ie. Health/medical)
. Expansion of Cultural Facility, City Hall, Reference Library
Sub-Total (Square Footage): 100,000 sq. ft.
Total Square Footage Required: 372,000 sq. ft.

Total Land Area Required: 14 to 20 acres




The actual land area requirement will depend, in part, upon the height and coverage of buildings
on the site, and the possibility of outdoor civic uses (ie. Civic square, skating rink, public open
space, park, etc.), landscaping and provision for future expansion.

Evaluation of the Major Mackenzie/Highway #400 Site

The Major Mackenzie/Highway #400 location was evaluated as a potential site for a City Hall
based on the following criteria: civic image, visibility and access, range of uses/functionality and
urban structure, built form, financial considerations (ie. site availability, cost), and investment
stimulation. A summary of this evaluation of this location for development of a Civic Centre is
provided on Attachment #2.

Task Force Conclusion

. This location offers good opportunity to establish a focus and identity for the City of
Vaughan.
. This area represents an excellent opportunity to acquire a site owing to its availability,

ease of acquisition, and ‘greenfield’ condition.

. Development of a civic centre precinct at this location does not represent a
“Comprehensive Mixed Use Focus” centre.

. The area will likely develop as a community scale node with a civic centre component.

A Civic Centre in Vellore Village will have a “Moderate Mixed-Use” Focus similar to Richmond Hill
and Markham. It will not have the same range of uses and scale of development currently found
in these two areas or anticipated to occur in the future. The centre will have a mixed use
character, but will not likely become a major focal point for the whole city.

B. Vellore Village District Centre Study

OPA #600, Schedule B, conceptually illustrates the planned land use pattern in Vellore-Urban
Village 1. The lands located at the intersection of Weston Road and Major Mackenzie Drive are
designated ‘District Centre’. The study area is defined by the first primary street north, south,
east and west of the Major Mackenzie Drive and Weston Road intersection as shown on the
attached maps.

The Vellore Village District Centre Study has focused on the relevant District Centre policies of
OPA 600, and on generating potential development scenarios for these lands.

The District Centre Scenarios

Each scenario includes a mix of predominantly residential and retail commercial development
within the District Centre lands. Each scenario anticipates a pedestrian-oriented ‘main street’, and
shows the ‘potential Civic Centre precinct’ to the east, on the north side of Major Mackenzie
Drive. The scenarios are presented on Attachments 3 — 9. The scenarios are outlined below:

Option A is an ‘intersection focused scenario’ which balances retail commercial development
among the four quadrants at the Weston Road/Major Mackenzie intersection, consistent with the
conceptual District Centre designations of OPA #600.



Options B1 and B2 are ‘linear scenarios’ which focus ‘main street’ retail commercial development
on an existing arterial road — B1 employing Weston Road, and B2 concentrated on Major
Mackenzie Drive, as the prime candidates for concentrations of retail commercial development.

Options C1 and C2 are ‘two quadrant scenarios’. Each one would concentrate retail commercial
development on a ‘main street’ centred on a new local road running parallel to Major Mackenzie
Drive, east and west of Weston Road. C1 locates the main street south of Major Mackenzie
Drive, while C2 places the main street north of Major Mackenzie Drive.

Options D1 and D2 are both ‘single quadrant scenarios’ with retail commercial development
concentrated on the north-west and north-east corners of Weston Road and Major Mackenzie
Drive, respectively.

Public Workshop — November 29, 2001

These seven options were presented at a workshop held at Vellore Hall on November 29, 2001.
The workshop was attended by approximately one hundred persons, including members of the
development community and many residents from the Vellore community and other parts of
Vaughan. The purpose of the workshop was to provide a forum for public input on the future of
the Vellore Centre, and assist the City’s consultants in articulating the ‘vision’ for the Centre.

The workshop generated considerable input which the consulting team is taking into account in
their evaluation of the development concepts and the preparation of a preferred development
concept. Results from the workshop clearly demonstrated consensus and support for a
pedestrian-oriented retail street with shops and storefronts at the street. Various opinions were
offered on the shape and character of that retail street. Many groups proposed a central public
square or piazza while others suggested that the retail street have wide sidewalks to
accommodate pedestrians and become ‘walking streets’. Many indicated that they didn’t want to
see the standard ‘box’ style or plaza style design but preferred development reflecting a more
innovative and varied design. Other groups said they didn’t want to see convenience shopping,
doughnut shops or fast food restaurants, but preferred more exclusive uses, restaurants with
patios, and specialty commercial uses.

Many people expressed support for mid-rise residential development provided it is designed
properly and with retail on the main floor. Hazelton Lanes, Yorkville and the mixed use
development in Cornell were raised as favourable examples. = No consensus emerged on the
preferred Development Concept. Many groups expressed supportive opinions for the
intersection-focused option, and the Major Mackenzie and Weston focused options, while one
group created a hybrid option with a retail main street running north of and parallel to Major
Mackenzie. Many groups, however, questioned the ability to create a pedestrian-friendly street
along Major Mackenzie Drive or Weston Road, and were concerned with how that could affect
traffic patterns in their community.

The ‘Vision’ for the Vellore Village District Centre

Since undertaking the Vellore Village District Centre Study, the City’s consultants have been
developing a series of vision statements which capture and describe the form and scale of
development appropriate to the District Centre. From the study team’s review of the Vaughan
Official Plan documents, other planning documents in the municipality, a review of other
community centre developments, discussions with staff, and feedback from the public workshop,
this draft District Centre ‘vision’ has emerged. This draft ‘vision’ is presented on Attachment #10.

The draft ‘vision’, together with the District Centre policies of OPA 600, have provided the basis
for the evaluation criteria which will be applied to the development scenarios in order to assist in
the selection of a preferred alternative. The draft evaluation criteria are presented on Attachment
#11.



Landowner Meeting - December 10, 2001

Planning Staff and the City’s planning consultant met with the representatives of landowners
within the Vellore Village District Centre Study Area on December 10, 2001. The seven
development scenarios described above were briefly reviewed by the City’s planning consultant,
together with a set of evaluation criteria. The evaluation criteria are largely based upon OPA
#600, and the ‘vision’ for the Vellore Village District Centre, as described above. The evaluation
criteria will provide the basis for the assessment of the development scenarios described
previously.

The landowners sought clarification respecting the study area boundaries, the basis for
development of options (ie. OPA #600), and the manner in which the Study would address
development approvals affecting the Study Area. They also requested illustrations and explicit
definitions to explain the City’s vision of the development forms which the City is aiming for.

The first phase of development is expected to be primarily focused on retail development, in
response to market conditions. It was recognized that development staging will be needed to
show how initial development will protect the opportunity for the long term development vision to
be achieved. If the City wants to achieve pedestrian-friendly development, then reduced parking
standards need to be considered since parking typically requires such large areas.

The Block 33 West landowner group would like more residential density for seniors buildings and
to achieve a more intensive development form. If the civic centre is ultimately not located on the
site on the north side of Major Mackenzie Drive, business and retail uses will be preferred on the
property adjacent to the interchange, currently designated ‘High Performance Employment Area’.

Preliminary Evaluation of Development Scenarios

The City’s consultants have undertaken a preliminary evaluation of the seven development
concepts described above, using the evaluation criteria. The preliminary short list consists of:

. Option A: Intersection Focus at Weston/Major Mackenzie Drive

. Option B1: Linear Focus on Weston Road

. Option B2: Linear Focus on Major Mackenzie Drive, and

. Option C2: Two Quadrant Scenario — main street north of Major Mackenzie Drive
Attachment 12 presents a brief summary explaining why ‘Options C1 Two Quadrant Scenario —
main street south of Major Mackenzie Drive’, ‘D1: Single Quadrant — northwest of Weston/Major
Mackenzie’ and ‘D2: Single Quadrant — southwest of Weston/Major Mackenzie’ are least
preferred, and therefore are not on the preliminary short list.

Next Steps

City Staff and consultants met with York Region Staff on December 13, 2001, to discuss the
future of the Regional arterial roads and development within Vellore Centre.

The next step will involve City Staff and consultants in the evaluation of scenarios, and
identification of the preferred development scenario. The preferred scenario may be one of the
existing options, or another ‘hybrid’ option combining the best attributes of one or more of the
existing options.

Prior to developing the preferred scenario, the process would be assisted by a decision from
Council on whether or not to locate a new Civic Centre in the Vellore community. At the Task
Force meeting of December 14, 2001, there was a discussion of a preferred development
scenario, including a Civic Centre. Direction was given to Staff to report back to the next Task
Force meeting respecting the commercial space requirements of the Vellore Village District



Centre. The financial requirements associated with completing the Study process in 2002 must
also be determined. The Task Force will be considering these issues at its next Task Force
meeting on January 10, 2002.

The Task Force has also directed Staff to prepare a report respecting both the Vellore Village
District Centre and the Civic Centre to Council Committee (Working Session) on January 15,
2002.

Following endorsement of the preferred scenario by the Task Force, a public Open House will be
scheduled, when the City’s consultants will present the preferred plan and proposed staging
process for public information and input. A landowner meeting will also be scheduled to discuss
the preferred scenario.

The preferred scenario will then proceed to Council Committee. If Council Committee is
supportive of the preferred scenario in principle, City Staff and consultants will prepare a draft
Official Plan Amendment reflecting the scenario and supporting policy framework.

Conclusion

The Task Force supports the creation of a ‘Moderate Mixed Use Focus’ Civic Centre. The Task
Force continues to support inclusion of a new Civic Centre as an intergral part of the Vellore
Village District Centre Study. The Task Force will report back to Council on the ongoing financial
requirements to complete the Study in 2002, for Council approval.

Attachments

Location Map — Vellore Urban Village 1(Schedule B, OPA #600)
. Components of the Civic Centre Feasibility Study

2 Evaluation of the Weston Road/Major Mackenzie Drive location for a Civic Centre

3 Scenario A

4. Scenario B1

5. Scenario B2

6 Scenario C1

7 Scenario C2

8 Scenario D1

9. Scenario D2

10. The Draft ‘Vision’ for the Vellore Village District Centre

11. District Centre Evaluation Criteria

12. Preliminary Evaluation of Scenarios

13. Civic Centre Feasibility Study (COUNCILLORS ONLY)

Report prepared by:

Paul Robinson, Senior Policy Planner, ext. 8410
Wayne McEachern, Growth Management & Special Studies, ext. 8026

Respectfully submitted,

MARIO FERRI MICHAEL DeANGELIS
Chair, Task Force Commissioner of Planning
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ATTACHMENT N0 |
Components of the Clvic Cemtre Feasibilies Soudy

The Sty has tncheded the following componenis:

A review of rebevant background planming documents and previous wark on the City
Cemtre: |ure;

A review of other mumicipalifies 1o &leiily rgqutrements for 8 civic ceime;

An esimation of the City’s spacc requirements (o the year 2026 for administrative
functiom, ed for ol muscipsl Gecilites, including libmry, live thestre, ant gllery,
commuity casiire, fecreationn] uses;

Irierviews of other polentis] mstimmional wsers, 1o cstimate (heir bailding and space
requirements, includmg Regon of Yok, Provincinl and Federal unldings

Agi estisnantion of the ol land reguirements for & clvic cottre precines ncluding City
Tl mmil oaber associsbed msiEstionl wees;

Identificatbon of the afribubes and constraints of the lands west of Highway 305 on the
porth side of Mojor Mackeswie Drive, in terms of thesr abdliy o accommaolate the

dieftned space e sres requinemens of the civic cenine precinet;
implications and imeestment stimulation



Civie Inspe' Accessibility Special Events:
Major modways provide good vishility md scoess.  Culursl FeciliogCivie Square can

pecommodate specinl evests and assiss in cresting some Civic Image for the ares. Transt will be

of & kocal disizict serving scale. Surmoimnding land wses are primarily local m najure.

Lirhan SiruchimeRaiipe of Uses FinctsmalinyBuill Fonm

W rengraphically ceneral site,

. Seale of cenire will likely be commumuty comind with & civie cenire compones fundilely
b0 becoms cenimal focus for Viughan of 2 regional centre|

. Range of uses will be of & cormrmundty or distrlet scale (bigher onder uses mch as mujor
office, maior retail, hotels will liely locsie clsewhere in the comemmity)

. Ares has the peiential 1o be developed m 3 compect and pedestnon orsenled form (i

miegrated with the Dhatrk Centre
" I the fubure the centre is likely b reiain & comnmmity aroniation (limied lkefibood 1o
evalve and incenalfy)

- Area is amenable b development (o significant physical impediments.

Limited markel for major office snd other ligher coder enmployment ancs.

. Oppaniunity o stimulsts commmumity scale investiment, as development ane dependeni
premarily on the locnl population base.

Anributes of the Specific Site for a Civie Cemire

The deintled plomming of the Vellone Village Desmict Centre, during the next phase of the Study,
will be significantly affected by the City"s dectsion regunding its fisture Crvic Centre,

M City Cowsncil decides 1o locate iy mew Clty Hall (n or adjscent 1o the Viellore Village
Dintrict Cenire, the fallowmg Incational attributes pesd to be consdered:

Acoeis: Wiajor Misckene provides good general access, bowever, dimoct aceess will need
1o ke from collector or ol nosds.

T i Adjpcent ko polential Sistrict-serving transa moute on Major Mackeroe; however,
the district tramsit bub will more likely be mear the Muojor MsckenmieWestan
Roai msrsection focussd on the District Centre.

Peslestrinm Proximity o the Highway 400 imerchanpe mmps diminibes polentinl

Accessibility o achieve & pedestrimn-Friendly “paple place ™,

& Saley: High Performance Employmeni lands along Highway 400 will generaie heavy
taific. including tncks, on the G primary med (Vellore Woods Boulevand
porih of Major Mackenzie), discoursging podesrian and cyclin accessihility.



Viaibility:
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dimance from the [hsinct Centre, and inborvenimg tFllic: flowe.

Locatiorn to the wost of Vellore Woods Blvd have grester potemial
fir enscgration.

High level of visibdsy from Mighway 800, however daroct vesshality iy el of
eritieal importance.
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wgnificant portions ol the anei develop with industrind wses that gencrale
sagraficant eruch iraffle, mach s distnbubion fecilities.

Betier lend sres relationships  Civic Cenire were locsied wea of
Vellore Winods Bivd, In a more westerly locatiom, the Ciry Hall and other civic
uses emzld be integraned with the beosdir range and mix of Destoict lnd uses,
thensby mereasiig the potential for Cry Hall o become pari of o meaningfal
"wople place -
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ATTACHMENT NO, 10
e Drafi “Vivion” for the ¥ eliory v llage LHatoict Centoy

b the prmany oemre for commencinl, enterininment, mstitigional, and comemmity
Inciliies and et loemed within the Vellore commmunity.

Is » compact urhan area, whach is the focus for cormmanity kevel activities within the
Vellons commmumity,

Ts n comumamty gthering spol and denifiahle village core.

I destgmed to reflect an image fior the comemmity and fosers commumity idemtity.
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miied use grea, whach acis as the dowmowan for the Vellore Commmmiry.

Ta & pilace where people shop, work, lve wnd play,
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residential arens; it progressively develops from & more dispersed pamiern po an urban

pattern.
I acceasibile to people walking bilimg driving and laking traisil

reimll nean stest with retail uses i grade.  [n the inmal development, miber than a
MMFIHMMMMWFHMHHMM A
plaies or sl chusters of siones and all are buili 10 the stredl fime of the main retail smeet
or sdjoining side grests. Parking i3 scoommodaied beside and behind the netail siores.
Orver lime the: spaces holwoon these stores flks in.

The cencral thpnu.ﬂlh:n‘md].;lniﬁﬂiﬂmnﬂnﬂupﬂinl-ﬂ
syt of sireets, providing ease of sccessibiliry fior residents 1o walk wn the Village core.
While parkmg lnts are nesded ond are accommodnied, pedesirion orienistion &= the
proority.  As the Cenine develops amd irmsit service mnproves, the proportion of peopls
arfivimg by oo decresses, snd parking beeoenes structured shove or below ground over
Thme,

Chi-siroet. parking is provided on the main retail stroct and adyncent side sineets.

Te schicve a thriving Village Cemre 2z manmy commercial and commmunity uses as
pessibile are atirocted and encouraged in ander 0 creale & oribical mass of activities.

The Centre evalves sl changot over tiine afuld 18 dealgned 16 be fexible and sdag w
changmg market trencls.

The Cetitie imaxkindses privale sectiod lnvestinssil opportunitics.

Commercinl and resideniial densities and development poitens are ansni supportshies
and the Centre i the focus for tinsit connections witkin ibe Vellone Community.
mmmﬂmnfwmﬁlhm%-ﬂmﬂlﬂr
sarroumifing the cenem villnge core, helping o suppor ihe retaidl =nd comme cial uses.
Residentinl densities iranastion from tlssse higher densiny and leght 10 lower densicy and
height adjscend n surounding ressdeniznl areas.

The surmmmniling resbilemtial arcas ame profecicl s sinble residenisl

It is recognined that fhe m&m“yhhﬂemﬂm\'dh:'hﬂ:h
Ciry can pchieve the poal of a higher modnl split throagh future mensification.

Thee Centre progrestively urbanises aid devedops 1o higher deialty throngh intensi e o
and redevelopment over (e nest 20 yoans arsl mame

Through higher densitiex, the Cenire is able 1o szpport hagier onder transi ovey tme.
The civee conter (1f lecarad in the Vellore comamweminy) should be properly designed amd
imegrated with the Vellore Vilage Distriel Cemre.



ATTACHMENT NO, 11
District Centre Evalustion Criteria

Compatinility with adjacent residential neighboarboods

Abilisy 1o peoiect stahle residential neiphbourhionds.
Abifliry 1o provide a tremmition 1o adjscen residontial neplshisirhonads.
Atiilisy 10 provide soreenimgt of parking areas so sifjscent residentan] ancas.

Hewsing

Abalily o provide for s vanety of housng opporumies

Ability 1o imtensify over time from low-risc retail ko mid-rise mived use

Abifity to house significent population within walking distance to suppor! and sncoarage
retni] development arsd suppon transi rdership

Accessihility o pubilic traesi,

Ability o achicve higher onder trammi

Abiliy b0 sccommodiie irailic pencmecd by the Villags Centne

Ahility o sceommodate (Erough traffic.

Ahdity o scommodnte mm-strod parking

Abiliry 1o provide a retail stoeet which is pedsstrian oriented (Le. mimimizs pavement
wiiiftly, slow dowen tradfic, high mmber of opportunifies [or podesthian cresings).

Funetional Pedestrinn Frieadly Area

Abnliny of retsl] o 1o be pedestrian otbenied.

Aceesshiley from surrnding residential neighbourtoods.
Abiliey 1o creale a grid of streets which can dfme waliong fom adjacent
neighbourhocsds.

Ahility 1o enconurage retail uses bo locate o the street line.
Ahbiliy 10 creaie o 3afe, comforiable, aftractive pedesirian onensed maan sireel.
Ahiligy 10 evolve and clnpe over time/oppartusdties. for imlesilication

Niarket feasibibiey amd spportamitie

Chpportsnities e visibility for retail uses.
Ability 1o seconmodaie large floor plate wsers including a deparmenm siore and fond
shore.

Flexibility to secommesdase current and flture marke! opportumiiies.
Ability W be pedesirian orented including scoess from pubbe sreen while
sccomemodnting parking and aceess from parkdng lots.

Availabibity and Timing

Ahility io provide for an egutable digribution of space.
Oipporturity for competing developments.
Fase of development free of constraims which could delay development



ATTACHMENT N, 13
Prefipinary Fyalustinn of Scenarios

The finllroring smmenarmres sy *Options C1 Two Chasdranl Scoonsro — mstn e south of Magos
Mackenzie Drive’, “[0]: Simgic Cheslrniil — morlwes of WenonMajor Mackenrie® amd “[0;
Single Quadrm — soulbrwest of WeslonMlagis Meckensic® are least preferred, and therefore ae
nod on the preliimimary shon s,

Opoen C1

Oiption C1 has les opportansty fo provide & tanstion (e residential nexghbourhoods
hecsise external rosd patierns and Tamd oses sne alresidy estabdishod

Option C1 provides less oppormunity @ minimize toific ofifrsion mio adjecem
resldeniial neighiooarhoods.

Oipiden T provides bess opporiumity to be sccesahble from residestial nesphbourhoods io
the aond

Oiption C1 has less abifity fo provide for an equitable distriation of space or opportunity
e competing developmens.

Option C1 is constmined due o the MTO Works Yand, The Provinee bhas not yet
enrasarced whether it will be moved. The lands of the MTO Warks Yanl are ey (o s
swcci of thiis option

Optinos D1_and 12

Opisams T amd 1352 do noe odfer &6 good opporsunitics. to protect siable residentanl arcas
or provide o trnsdtin o sdiscon reddential selghbourboods. This fs perbculady with
Optioin DY dus 1o the approved residential lots along the north sdde of Maria Adnsonia
R

D1 snad D2 ey st mumimnire trnffic infiltrafion into adjacent remdertinl neyghboarhonads,
Optiong T and D2 provide tbe leas) degee of sccesaibilily fom ol surrosnding
i S S

Diptions [ and D2 do not provide for 2n equetable distrbation of space nar do they
provide as great of oppartunities for competing developments.

Oiptian D] may be delayviad as Block 40 has nol 3 yei been submited fof approval and
iy b soemie tinme Yot hefore thal ocors.

Option 2 i oomdirammed die 10 the MTO Warks Yard The Province hat ool yel
amnoinood whether il will be moved. The lands of the MTO Works Yard are enitical io
the suceess of this opitson.

Both Options D and D2 may offer (he shility 10 create an nbormal marn street, bl by
putiing the development all m ane block, the cesidiing development oy exhibia the
chasctieristics of & power cootre and may not be well oegrsted with surounding
developmerr
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