COMMITTEE OF THE WHOLE JANUARY 7, 2002

(REPORT AS PREPARED FOR THE 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)
1. 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 M0L |
Components of the Clvic Cemtre Frasibilin Study

Thee Sty has ficiaded the following componenia:

A review of relevant background planming documents and previous wark on the City
Cienire furme

A review of other mumicipalities o klemidly rogquirements for s civic ossine;

An estimntion of the Clly's spaéc requiremenis 1o the year 2026 for admanistrative
functioes, end for o mumcipal fscilies, mclading libmry, bve thestre, ant gilery.
community comiire, recreationa| uses;

Inierviews of olbher poleils] mstinmional wers, 1o estimate their bailding and space
requirements, includmg Regan of York, Provincinl snd Federal nldings;

An estimation of the iotal bnnd roguirements for 8 civic cetbre precinet including Tty
Tiall amil oiber pssociated msistidional e,

Identification of the amribupes and constraints of the lands west of Highway S05) on the
porth shde of Major Mackenrie Drive, i terms of thewr abslity o accommaolate the
diftned space snd srea requirements of the civia cetitie precinet.

An examinatwon of ths sirieg: (siues axsociated with this civic oomire locmtion, nehuding
implications and |omvestment stirmulation



Civic Imape Accrssibility Special Evenils:

Major roadways provide gond visihility md scoess.  Culrsl FecllingTivie Square can
mq:mlnd..ﬂmmmhlmﬁﬁchmp:fwﬂrm Transst will be
of & kocal disisicl servng scale. Surmoimding lasd sses are primanly local m nsiure.

Lirhan SmactureRange of Uses Functootalinw/ Buill Form

Ueoggaphically cesitral site,

Seale of cenire will hikely be commumnty onemied with 8 dve ceaire componest {unlikely
o hecoimne central focues [or Vaughan of & regional centre|

Range of uses will be of & comemundty or distriet scale (higher onder uses mch as major
office, maior retail, hotels will likely locsie clsewhers in the comemminty)

Area has the polential 1o be devgloped i 8 compact and pedestnon orsemied  form i
mteprated with the Dhatrser Centre

In the fufiire the centre is likely b retain & eomnmmity arsentation (limted lkeflood 1o
cvalve and intenalfi)

Area i3 amenahle o develojensn (no sgnifican physical impedimentz).

Limnited mesiel for major office snd other bijgher coder enploymest ancs.

Oppariunity o stimulsts commmumily scale investment, as development are dependen
primarily cn the locad population base.

Attributes of the Specific Site for » Civic Centre

The detniled plosnimyge of the Vellone Village Desmict Centre, during the next phase of the Study,
will be significantly affected by the City"s deciion reganling iis fistue Crac Centre.

I ity

Council decides to locate s new Chty Hall & or adjscent to the Vellore Villuge

Deintrict Centre, the Nolbowng locational atiributes need to be consadered:

Moo

Tramsii:

i b Froen collector or lscal nosds

Adjncent o potentinl dstrict-serving transs rouse on Magor Mackerme; however,
ihe district tramsit bub will more likely be near the Major Meckenme W eston
Roail msrsection focussd on the Dhstrict Centre.

Pexestrian mmuhﬁmmwmmm
& Salety: High Performance Employmeni losds along Highway 40 will genersiz heavy

taffic. including trocks, on the frsl primery rosd (Vellore Woods Boulevard
porih of Major Mackenzie), discoursging podesrian and cyelis secessihility.



Viaihility:

Tand Lise

Site adiscer to Highway 400 has latle potemisl for intcgration due o
dimance froem the Disinct Centre, and intorvenmg (il flows,

Lecatiom to the west of Vellore Woods Blvd have prester pobesniial
fr ensegration.

High lovel of visibdsy from Maghway 400, however daroct vesshility iy ned of
etitical importance.
Adjncens employment aren could detract from imsge of City Hall, particulardy if

wgnificam portions of the ane develop with industriad uwses that generate
sagraficant truck iraifie, sach es dastnbuiion fncilities.

Belir lend srea relationships o Civic Cenire wire bocsted wes of
Vellore Winads Blvd. In o more westerly locntion, the Ciry Hall and other civie
uses omzld be istegraned with the heosdir range and mix of Destoict lend uses,
thereby mereasing the potential [or City Hall i become padl of o meaningfal
g plec ™
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ATTACHMENT NO, 10
e Drafit “Vivion” for the Vellory v llage [Hatoict Centry

b the prmary oemre fir commercial, entcrinmnment, mstitisionsd, and commmity
Tnciliies and w=es locmed within the Vellore commmnity.

h;m‘q-nl urhan area, which is the focus for commmaniy level activities within the
Vellore commmmily,

T 8 commumty guthermg spol and dennifiahle village core.

1s desrgméed tor reflect on image for the comemnmity snd fosters community dentity.

Is mare than & commercial plos or & series of aummercis| plazse § | an (eegrabed
micond use area, whach acts as the dowmown jor the Yellore Commmiry.

Ta o pilace whene people shop, work, Llive snd play,
m;'mﬂmm'mmﬂdmﬂmumm#h
'rﬂ;ﬂmm'hpdﬂrhﬁuﬂlrmdmnﬂ:hgﬂmdjni
residential arens; o progessavely develops from & more dispersed pamem booan uwrhan

paiterm.
Is acceasibile te people walking. biking, driving nod laking transii.
relmll mean siest with retail uzes o1 grade. [ the inivinl development, raiber than o
railiond] el pllu foarm, the retnil huildings sre divided mio individos] Asor
plates or srmaldl closters of siomes and all are built 1o the stresl fime of the matm retail sineet
or adjoining side strests.  Parking is scoommmodabed beside and behind the netail sbores.
m“mhpﬂmﬁumﬂlhin
The cencral thpuu.ﬂﬁun‘_ﬂ].;lniﬁliﬂmnﬁ:ﬂhpﬂiul'ﬂ
syatetn of sireets, providing ease of secessibility fior residents to walk o the: Village core.
While parking oty are nesded and are accomemodnted, pedesirian onenistion & the
priority. As the Cenire develops amd imesil service Enproves, the proportion of people
arriving by o decresses, s parking beenenes struciured above or below ground over
Time.

Ohs-sirwed paring is provided on the main retsil strost and sdyncent side strnos.
To schieve a thriving Village Cemire 2z manmy commercial and community uses as
possibile are attractsd and encouraged im onder W creale & oritical mass of activities.
The Centre evolves smil charnges over 1ane and 15 designed 16 be fexible and adag 1o
changing market trends.
The Cenitre mastinizes privaie sector invesimen| opportunitics.
and the Centre is the focus for tunsst connections within (be 'V ellone Commuinity.
mmmﬁnlwﬂlhm'ﬁndmy
sarmounding the centml village vore, helping (o support the retadl sand comme cial uses.
Residentinl densities mnsathon from These higher denainy and haight 1o lower densicy and
w#ﬂhmwm

The susrmounding resbdemisl areas ane protecicd s sinble resides sl
It s recognized that fhe [hmuﬂm“rhlhdemﬂm\’dh:thﬂzﬂt
City cam pchisve the poal of a higher modal split throgh fsture mtensification.
The Centre progressively urbanieses and develops 1o higher densiny through intensifeation
and redevelopment over the next 20 yoears arsl more
Through higher densities, the Centre is ahle o support higher onfer fransi over tme.
Thee cxwne ember (if locatad in the Vellore commminy should be properly designed and
imegrated with the YVellore Village Disinet Cemire.



ATTACHMENT NO. 11
District Cenpre Evaluation Criteria

Compatibility with adjacent residential neighbourboods

Ahilizy 1o protect stahle residential neighboushionds.
Ahfliny 10 provide a transition io adjacent residential nelplshourhends.
Abiliry 1o provide soreenimgt of parking areas to mbjscent resideninl areas.

Hswiing

Ability to provide fior a vanety of bousing opporiumiies

Ability o nlensify over teme from low-rise retail ko mid-rise mived ue

Abslity io house significan popelstion within walking disance to support and encourage
retni] development ared suppon transi ndership

Traffle and Transli Opsrations

Accessihility 1o public traemi,

Ablity to achieve higher onder trmnmi

Ahility to sccommesduic irafflc penemied by the Village Cenire

Ahility bo sceommedate Birough traffic.

Abifity to tieprwie with ihe surouniling street sysiem while mimmirng traffic
Abidity 1o seommodate m-sinod parking

Ahility 1o provide 2 retnil street which s pedestrian oriested (Le. mimimire parvement
wiilth, slow down traffic, high number of opportumities for podestrian crossings ).

Functional Pedestrinn Friendly Ares

Abnlity af retsl] @ 1o be pedestrian otbenled.

Aceesshiley from surmanding residentinl neighbourtonds.
Mriuymuuul'ﬁdufmuﬁnhmm-ﬂhqﬁnq-ml

Ahility ta enconirage fetall uses to locate o the street line.
Ahility 1o cresic a safe, comfiriable, aftractive pedesirian onenicd maan siroet.
Ahifisy 10 evolve and chanpe over time'oppartunities. for imlemsification

Narket feasibibtiiy and spportmaities

Crpportunities B visibility for netarl wses.
Ability 1o seconsnodaie large floor plate wsers including a depafment slofe and fond
shore.

Flexibility o secommodate current and fifure marie! opporumiies.
Ahility W be pedestrian orented including sccess from pubbec sreets while
scoomemoxdnting parking and access fram parking lots,

Availabiliry and Timing

Ahility o provide for an equiable disribution of spabe,
Cipportunily for competing developments.
Fate of developmen free of constraims which eould delyy developmient.



ATTACHMENT N0, 12
Prefisinsry Fvalustinn of Scenariod

The finllowing sumenarmres why “Options C1 Two Chesdran Soonsre — mstn e souh of Magos
Mackenzie Dirive’, “[0]: Simgle Qusdrmil — monlnees of WestonMajor Mackenrie® amd “[2:
Single Quadram — soulbowest of WeslonMagisr Maockenrie® ane leas preferred, snd therefore we
niod iwn Uhe prclimimary shor st

Qpoen £1

Oiption ©1 has less opportomty o provide s trmsition o residential nesghbourhoods
because extermal rond patierns and Tamd @ses anc already established.

Option. C provides less appormunity to minimize taffic ofilrstion st ad]scem
resldenial neighboirhoods.

Opttion O] provides kess opporiimity to be scoesahle from residentia]l nesghbourhoods 1o
the aond

Ohption 1 bas less abifity fo provide for on cquitable distaination of space or opportunity
for compeiing developmenis.

Option Cl is constmined dhie 1o the MTO Woks Yanl, The Proviooe has not yet
ennouneed whether it will be moved. The lands of the MTO Warks Yand are key 1o the
sacoesd of lliks option

Optinms D1 and 12

Ot TN amd 162 oy e offer &6 good opporturitics to protect stable residentnl areas
of provide @ tramsitken (o adiscmi resdential seighbourboods. Thes is pertsculardy with
Option D dus o the appeoved residential lots along the north side of Maria Antonia
Rond.

D mnad DY mary wct mimimure tonific infiiranon into adjacent resdential neyghboarhonds,
Optiana T and D2 provide tbe least degee of sccesaibilily fom oall surrosnding
i S

Diptions [V and D2 do not provide for an equtable distribation of space nar do they
provide as great of opparianities for competing developments,

Oiptian D] may be delayiad as Block 40 has nol a5 et been submided for approval and
iy e soeme tinme yet befone thal ocours,

Oiption T2 is constramned due 1w the MTO Works Yord The Provinoe has not yer
ammoineod whether il will be moved. The lands of the MTO Works Yard are entical io
thie sueees of this ot

Buoth Options D and D2 may offer the shiliny 10 create an mtornal man strect. ol by
putiing the developmwnt all m one block, the resiliing development ooy exhibis the
chrscteristics of & power cootre and may nol be well mbegraled with sumouisding
development.
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