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1 Introduction

The City of Richmond Hill (the City) is a fast-growing municipality located in the south-central area of York
Region. Exhibit 1 highlights the study area for the Environmental Study conducted.

Exhibit 1: Study Area

Study Area

ok

22 A e R, XX 3
Source: The City of Richmond Hill, Google Maps, 2024.

Arcadis was retained by the City to undertake a Municipal Class Environmental Study (“EA”) for a
proposed extension of Addison Street. This street is parallel to Yonge Street, in an area seeing
substantial intensification, and is intended to improve the local road network and create a finer street grid,
while also facilitating a transition between the higher-density uses along the Yonge Street corridor and the
existing, low-density neighbourhood. This Socio-Economic Environment Assessment was prepared as a
supporting document to the EA for the proposed extension.

1.1 Proposed Extension

The City of Richmond Hill is conducting a Schedule C Class EA and preliminary design for the proposed
extension of Addison Street, between the existing Addison Street and Weldrick Road West, running
parallel to Yonge Street, on its west side. The proposed alignment of the road extension is shown in
Exhibit 2.
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Exhibit 2: Proposed Addison Street Extension Road Alignment
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Source: Arcadis
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1.2 Purpose of the Socio-Economic Environmental
Assessment

The purpose of the Socio-Economic Environmental Assessment is to determine how the construction and
operation of the Addison Street extension may impact land use, built form, aesthetics, natural heritage
and cultural features, population, employment and overall community cohesion and to recommend
mitigation and monitoring measures where necessary.

1.3 Methodology

This report focuses on the conditions of the Study Area illustrated in Exhibit 1. A range of secondary
source data and materials, along with primary research and analysis were utilized to establish existing
conditions within the Study Area and the surrounding area. The existing conditions assessment
considered:

e Prevailing provincial, regional and municipal planning policies and regulations and other relevant
studies and guidelines;

e Land use mix;

e Built form and public realm conditions;

o Natural heritage, cultural heritage, archaeology and transportation conditions;

o Active development applications;

e Historic, existing and forecasted population and employment (primarily from the 2021 Census); and

e Community function and cohesion.

2 Prevailing Policy and Regulatory Context

The following provides an overview of the prevailing provincial, regional and municipal policies and
regulations governing land use and development in the Study Area and the surrounding area:

e Provincial Planning Statement (2024, to replace Provincial Planning Statement and the Growth Plan
on October 20, 2024)

e Provincial Policy Statement (2020, to be replaced by Provincial Planning Statement, 2024 on October
20, 2024);

e Growth Plan for the Greater Golden Horseshoe (2019, 2020) - designates the Study Area as within
the ‘Built-Up Area.” (To be replaced by Provincial Planning Statement, 2024 on October 20, 2024)

e York Region Official Plan (2022) - designates the Study Area as ‘Urban Area’ and partly within a
Protected Major Transit Station Area;

e Richmond Hill Official Plan (2023 consolidation) - designates most of the Study Area as
Neighbourhood but with the Yonge Street Regional Mixed Use Corridor along its eastern boundary
and some Natural Core/Natural Linkage lands along watercourses.

e The West Weldrick Tertiary Plan similarly designates much of the Study Area as a Low Density
Residential Area, with some Medium Density Residential Area closer to Yonge Street; and

e Richmond Hill Zoning By-laws 181-81 and 2523 cover portions of the Study Area. The latter's R3,
low-density designation is most prevalent with a mixture of General Commercial, Multiple Residential
and Service Station zones along Yonge Street.
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This Socio-Economic Environment Assessment considered an area generally within a 1-km radius of the
Study Area.

As detailed below, the proposed road extension conforms with and supports provincial, regional and local
municipal policies and objectives pertaining to land use, transportation, economic development, the
natural environment and cultural resources.

We note that the Province has released a draft Provincial Policy Statement that would replace the current
PPS and also eliminate the Growth Plan, some policies of which are incorporated into the new PPS.
However, at this time the PPS 2023 has not been finalized and so we are proceeding based on the in-
effect policy framework.

2.1 Provincial Planning Policies

211 Provincial Planning Statement

The Provincial Planning Statement (PPS), 2024 was issued under Section 3 of the Planning Act and is to
come into effect on October 20, 2024, replacing the PPS issued on May 1, 2020, and the Growth Plan for
the Greater Golden Horseshoe (2005). The PPS provides policy direction on matters of provincial interest
related to land use planning and development. The policies of the PPS (2024) address building strong,
healthy communities; the wise use and management of resources; and protecting public health and
safety. All decisions related to land use planning matters are required to be consistent with the PPS
(2024).

The following policies are particularly relevant to the proposed street extension and sections 3 and 4 of
this report further illustrate how it conforms with and supports the PPS (2024).

General Policies for Settlement Areas

2.3.1.1 Settlement areas shall be the focus of growth and development. Within settlement areas, growth
should be focused in, where applicable, strategic growth areas, including major transit station
areas.

2.3.1.2 Land use patterns within settlement areas should be based on densities and a mix of land uses
which:

a) efficiently use land and resources;

c) support active transportation;

)
b) optimize existing and planned infrastructure and public service facilities;
)
d) are transit-supportive, as appropriate; and

e) are freight-supportive.

General Policies for Infrastructure and Public Service Facilities

3.1.1 Infrastructure and public service facilities shall be provided in an efficient manner while
accommodating projected needs.

Planning for infrastructure and public service facilities shall be coordinated and integrated with
land use planning and growth management so that they:

a) are financially viable over their life cycle, which may be demonstrated through asset
management planning;

b) leverage the capacity of development proponents, where appropriate; and
c) are available to meet current and projected needs.

3.1.3 Before consideration is given to developing new infrastructure and public service facilities:
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a) the use of existing infrastructure and public service facilities should be optimized; and
b) opportunities for adaptive re-use should be considered, wherever feasible.

Transportation Systems

3.2.1 Transportation systems should be provided which are safe, energy efficient, facilitate the
movement of people and goods, are appropriate to address projected needs, and support the use
of zero- and low- emission vehicles.

3.2.3 As part of a multimodal transportation system, connectivity within and among transportation
systems and modes should be planned for, maintained and, where possible, improved, including
connections which cross jurisdictional boundaries.

Transportation and Infrastructure Corridor

3.3.1  Planning authorities shall plan for and protect corridors and rights-of-way for infrastructure,
including transportation, transit, and electricity generation facilities and transmission systems to
meet current and projected needs.

3.2.3 The co-location of linear infrastructure should be promoted, where appropriate.

Natural Heritage

4.1.8 Development and site alteration shall not be permitted on adjacent lands to the natural heritage
features and areas identified in policies 4.1.4, 4.1.5, and 4.1.6 unless the ecological function of
the adjacent lands has been evaluated and it has been demonstrated that there will be no
negative impacts on the natural features or on their ecological functions.

Cultural Heritage and Archaeology

4.6.2 Planning authorities shall not permit development and site alteration on lands containing
archaeological resources or areas of archaeological potential unless the significant
archaeological resources have been conserved.

4.2.3 Planning authorities shall not permit development and site alteration on adjacent lands to
protected heritage property unless the heritage attributes of the protected heritage property will
be conserved.

4.2.5 Planning authorities shall engage early with Indigenous communities and ensure their interests
are considered when identifying, protecting and managing archaeological resources, built
heritage resources and cultural heritage landscapes.

2.2 York Region Official Plan (2022)

The York Region Official Plan (YROP) was approved by the Minister of Municipal Affairs and Housing on
November 4, 2022. It contains the over-arching policies for managing growth in the Region and the lower-
tier municipalities, including Richmond Hill, are required to update their Official Plans to conform to

them. Exhibit 3 displays the land use designation of the study area under the YROP.

It should be noted that as of July 1, 2024, under Bill 185 as adopted by the Province, the Regional
Municipality of York has been designated an upper tier municipality without planning responsibility. It is
still important to refer to the YROP policies to ensure consistency with its vision.

5|Page



Addison Street Extension MCEA Socio-Economic Environment Report

Exhibit 3: York Region Official Plan - Land Use Designations
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Source: York Region Official Plan Map 1A, 2022.

The YROP delegates the Growth Plan targets for population and jobs growth to the lower-tier
municipalities. Richmond Hill is expected to grow from a 2021 population of 208,300 to 320,400 by 2051.
Employment is expected to increase from 83,400 to 122,600 over the same period.

Map 1 (Regional Structure) identifies the length of Yonge Street as a Regional Corridor but the Study
Area is within the Urban Area and further identified as a Community Area by Map 1A (Land Use
Designations).

Policy 2.1.3a. describes Community Areas as, “where residential, population-related employment and
community services are directed to accommodate concentrations of existing and future population and

employment growth.”
Policy 2.1.4 lists the following as components of the urban system:

c. Regional Centres and Corridors, the focus of York Region’s most intensive development
connected by transit-supportive intensification and Regional corridors;

d. Major transit station areas, lands surrounding transit stations or stops, where density targets
outlined in Appendix 2 apply.
Other relevant policies in Section 2.2 include:

2.2.2 That growth management be integrated such that land use, financial and infrastructure
planning achieve compact development patterns, promote the development of complete
communities, optimize investments, provide for environmental sustainability, and

minimize land consumption and servicing costs.

2.2.4 That Regional infrastructure required to support growth to 2051 be phased based on the
following principles:

a. Development of complete communities;

b. Demonstrated progress in achieving intensification and density targets of the
Plan;
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c. Enhancement of the existing transportation network and water/wastewater
system over those that require extensions to those systems;

d. Prioritization of projects with lower per capita Regional costs, lower risk, and
greater potential for return on investment; and

e. Alignment with the principle of financial sustainability.

Section 2.3 contains policies related to Supporting Complete Communities, including:

2.31

2.3.2

2.3.15

That communities shall be planned and designed as sustainable, healthy, vibrant
complete communities walkable to most local amenities.

That communities shall be planned in a comprehensive and coordinated manner using
land efficiently and optimizing infrastructure with a compact, mixed-use, pedestrian

friendly and transit-supportive built form.

That local municipalities shall review opportunities to enhance areas in existing
communities, where appropriate, by:

a. Incorporating and enhancing active transportation connections within and to
adjacent communities, amenities and transit;

b. Retrofitting streets to address safety needs, and become complete streets by
incorporating active transportation infrastructure;

c. Incorporating broadband infrastructure as required;

d. Incorporating public gathering spaces;

e. Revitalizing and restoring existing buildings, including heritage buildings and
conserving existing cultural heritage landscapes;

f. Reviewing existing destinations such as community facilities, retail and
personal services to determine if additional services are required;

g. Naturalizing and greening of vacant or underutilized public spaces for public
use; and

h. Enhancing connections between Community Areas and Employment Areas.

Section 4.4 of the YROP includes Intensification policies including:

7|Page
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That the majority of residential intensification shall be directed to locations which provide
access to human, educational and social services, retail, employment, arts, culture,
parks, recreational facilities and transit within a 15 minute walk and in a manner that is
consistent with the policies in Section 2.3 the Plan.

4.4.13 That development within strategic growth areas shall be prioritized along existing rapid

transit corridors on Map 10 and in locations with existing water and wastewater capacity.

4.4.14 That rapid transit corridors identified in Map 10 be planned to support higher density

development and improve access to multi-modal transit facilities over the long-term.

4.4.19 That strategic growth areas be planned and designed to achieve an appropriate transition

of built form to adjacent areas.

4.4.25 That approval of secondary plans and/or development within strategic growth areas shall

be contingent on the availability of existing or planned infrastructure and other services
and be consistent with the Regional intensification hierarchy outlined in policy 4.1.3.
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As mentioned above, the YROP also contains policies for Regional Corridors (i.e. Yonge Street) and
delineations for Protected Major Transit Station Areas along its transit lines, in accordance with the
Growth Plan. Due the spacing of Viva Bus Rapid Transit Stops along Yonge Street, much of the land on
either side of Yonge Street in Richmond Hill are within a PMTSA. Accordingly, a portion of the Study Area
is with the Weldrick BRT Station PMTSA, which is required to achieve a minimum density target of 200
people and jobs per hectare. The Major Mackenzie BRT Station PMTSA lies directly north of Harding
Avenue. As will be discussed further, the City of Richmond Hill has yet to develop policies, including
minimum heights and densities, for its PMTSAs. Exhibit 4 displays Weldrick BRT Station, as presented in
the YROP.

Exhibit 4: Weldrick BRT Station, York Region Official Plan

D Major Transit Station Area

== == m  Adjacent Major Transit Station Area
Parcels

Transit Station

May Avenue @] GO Rail
Weldrick-Road East | @ Bus Rapid Transit
L Transit Corridor
City Of i memmmss GO Rail
R Chmond H'" == Bus Rapid Transit
Municipal Boundaries
Weldlick Raad e e Local Municipal Boundary
|:| Study Area
0 100~200:300 - 400 500
PMTSA 51 - Weldrick BRT Station Donaity Targel: 260

People and Jobs Per Hectare

Source: York Region Official Plan Appendix 2 — PMTSA51, 2022.
Relevant policies include:

4.4.34 That the boundaries of the Regional Corridors shown on Map 1 be identified and designated in
local official plans, secondary plans, and in consultation with York Region based on:

a. Reasonable and direct walking distances between the Regional Corridor street
frontage and adjacent lands;

b. Contiguous parcels that are desirable and appropriate locations for intensification and
mixed-use development;

c. Compatibility with and transition to adjacent and/or adjoining lands; and having regard
for major transit station areas delineated on Appendix 2.

4.4.35 That Regional Corridors along transit routes function as urban mainstreets that have a compact,
mixed-use, well-designed, pedestrian-friendly and transit-supportive built form and allow for active
transportation.

4.4.36 That the most intensive and widest range of uses within Regional Corridors be directed to major
transit station areas and in accordance with policies 4.4.38 to 4.4.46.

8|Page



Addison Street Extension MCEA Socio-Economic Environment Report

4.4.37

4.4.38

4.4.41

4.4.42

9|Page

That all major transit station areas identified on Map 1B, are protected under the Planning Act
and that policies 4.4.38 to 4.4.46 provide additional direction for development within major transit
station areas identified on Map 1B, and should be read together with other similar policies
regarding major transit station areas in the Plan.

That the built form and scale of development within major transit station areas shall further
support and implement the Regional intensification hierarchy outlined in policy 4.1.3 in
accordance with the intensification level determined by the minimum density targets in Appendix

2.

To direct local municipalities to delineate major transit station areas identified on Map 1B and
Appendix 2 and identify minimum density targets in number of residents and jobs per hectare as
shown in Appendix 2.

That local municipalities shall establish policies in their official plan, other implementation
documents and appropriate zoning, for major transit station areas shown on Map 1B and
Appendix 2 that address the following:

a. Land use designations with minimum heights and densities that will achieve the
minimum density target in each major transit station area based on local context and
conditions;

b. The role and planned function of each major transit station area within the
municipality;

c. Policies to achieve the objectives of transit supportive development including the
planning for transit supportive densities, uses, multimodal access and active
transportation connections in support of the Region’s transit infrastructure investments;

d. Strategies to promote the development of safe, attractive and compact mixed-use
pedestrian environments aimed to attract and retain jobs and employment uses including

in Employment Areas within major transit station areas.

e. Policies to enhance connectivity and customer experience including design elements
to assist with wayfinding and defining gateways/entrances to station stops;

f. Planning for commuter pick-up/drop-off areas within major transit station areas
integrated into development, where appropriate;

g. Connections to local and regional transit services within major transit station areas to
support transit service integration, where appropriate;

h. Policies that prohibit the establishment of land uses and built forms that would
adversely affect the achievement of the minimum density targets prescribed in Appendix
2

i. Residents to jobs ratio targets to ensure live work opportunities and an appropriate
balance of jobs to population;

j. Affordable housing targets with a minimum requirement that 35% of new housing units
in major transit station areas be affordable, to offer a range of compact housing forms
and tenures, and intrinsically affordable units for low- and moderate-income households;

and

k. Policies that support implementation of inclusionary zoning.
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2.3 Richmond Hill Official Plan

The City of Richmond Hill Official Plan (2010) was adopted on July 12, 2010, endorsed by York Region
(with modifications) and on May 19, 2011, and subsequently partially approved by the Ontario Municipal
Board (now the Ontario Land Tribunal) through several orders. The current Office Consolidation of the
Official Plan (OP) is to June 2025. Exhibit 5 displays the land use designation of the study area under the
Richmond Hill Official Plan.

Exhibit 5: Richmond Hill Official Plan Schedule “A2”

AJOR MACKENZIE DRIV|

- Land Use

I Downtown Local Centre

I Key Development Area

| Regional Mixed Use Corridor

" Local Development Area
Local Mixed Use Corridor
Neighbourhood

Natural Core

il

Natural Linkage

Study Area

Source: City of Richmond Hill Official Plan Schedule A2, 2023.

Schedule A1 (City Structure) identifies the Study Area as being primarily consisting of Neighbourhood
Area lands, though Yonge Street is identified as a Regional Corridor. Two key intensification areas — the
Village Local Centre and Yonge & 16*/Carrville Key Development Area — are located to the north and
south, respectively.

Schedule A2 (Land Use) provides greater detail, with the lands along Yonge Street identified as a
Regional Mixed Use Corridor, with Neighbourhood lands on either side of Yonge Street.

Section 4.6 of the OP contains policies for Regional Mixed-Use Corridors which, per Policy 4.6.1.1, will
predominantly be used for mixed-use, transit-oriented development. Policy 4.6.1.6 further specifies that
for the segment of Yonge Street within the Study Area, there shall be a minimum building height of 3
storeys and a maximum height of 15 storeys, with the tallest buildings fronting onto Yonge Street. Exhibit
6 highlights the Priority Infill Areas near the study area as listed under Schedule “A1” the Richmond Hill
Official Plan.
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Exhibit 6: Richmond Hill Official Plan Schedule “A1” - Priority Infill Areas
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Source: City of Richmond Hill Official Plan Schedule A1, 2023.

Neighbourhood policies are set out in Section 4.9 with Policy 4.9.1.1 specifying that low-rise residential
uses are to be predominant in these areas, with Medium-density residential uses permitted in accordance
the policies of Section 4.9.1.2.

Section 4.9.1.1 establishes policies for Priority Infill Areas, such as the West Weldrick area, within which
the Study Area is located. These include:

1. The location of priority infill areas are shown on Appendix 9 to this Plan, and are generally for low-
density or medium-density residential development.

2. Council may require the approval of infill studies, tertiary plans or concept plans for the priority infill
areas as shown on Appendix 9 to this Plan, where they have yet to be completed, or in other areas as
determined by Council, to guide infill development over the long term, in accordance with the Polices

of this plan.

3. Development within a priority infill area with a Council approved study, as shown on Appendix 9 to
this Plan, shall be subject to the applicable study and shall be assessed in accordance with the
guidelines that have been approved by Council for that area.

The City is currently undertaking an update of its Official Plan, which will bring it into conformity with
updated Provincial policies and the 2022 YROP. The update is being enacted through individual Official
Plan Amendments, several of which have already been adopted. These Include OPA 18.3 — Vision and
City Structure and 18-4 — Neighbourhoods. As discussed above, the Study Area is in proximity to the
Yonge and Carrville Key Development Area and Village Local Centre. Draft OPAs for each of these areas
(OPAs 18.5 and 18.6, respectively) are proposed but have not yet been finalized or adopted.

et

Some of the key elements of the adopted OPAs include:
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OPA 18.3 — Vision and Structure

In relation to the Study Area, the revised City Structure map (Schedule A1) continues to identify Yonge
Street as a Regional Corridor, most of the Study Area in a Neighbourhood area located south of the
Village Local Centre and north of the Yonge & 16"/Carrville Key Development Area.

There are minor and major text changes throughout the OPA, most of which have little relevance to the
proposed project. Some changes of note include:

e Revised language regarding Regional Corridors now reads as follows:

- Both Yonge Street and Highway 7 are Regional Corridors. Regional Corridors function as key
connections between centres in York Region and centres across the Greater Toronto Area
(GTA), accommodating rapid transit. While the Regional Corridors are anticipated to
accommodate intensification, this Plan recognizes that the character of the areas along the
corridor vary (i.e., historical character, natural heritage, employment areas). Certain portions of
the Regional Corridors will not develop or intensify in order to protect the Greenway System, to
be maintained for employment uses only, and/or to maintain its predominant neighbourhood
function.

e Revised language regarding Neighbourhoods now reads as follows:

- Neighbourhoods are generally characterized by low- and medium-density residential areas and a
range of service uses and facilities including neighbourhood commercial plazas, schools, day
nurseries, places of worship, community centres, parks and urban open spaces. Opportunities for
small-scale infill development will bring about some change to neighbourhoods as they continue
to evolve over time.

OPA 18.4 — Neighbourhoods

In relation to the Study Area, a new Appendix 9 identifies Priority Infill Areas throughout the City, one of
which is the West Weldrick Tertiary Plan Area. Exhibit 7 highlights the Priority Infill Areas near the study
area as listed under the Richmond Hill Official Plan.

Exhibit 7: Richmond Hill Official Plan - Priority Infill Areas

Areas Subject to a Council Approved Study & Policy 4.9.1.1(3) of the Official Plan
E Area

CARRVILLEROAD [

L L L L s L
= - :

Source: City of Richmond Hill Official Plan Appendix 9, 2023.

There are text changes throughout the OPA, most of which have little relevance to the proposed project.
Some changes of note include:

e Revised language within Preamble of Section 4.9 now reads:
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- Richmond Hill's neighbourhoods are generally characterized by low density residential areas and
a range of service uses and facilities including neighbourhood commercial plazas, schools, day
nurseries, places of worship, community centres and parks and urban open spaces.
Opportunities for small-scale infill development is encouraged by the policies of this Plan to
support a greater mix of housing. This infill development will bring about some change to
neighbourhoods as they continue to evolve over time. The policies of this Plan intend to enhance
and strengthen the character of neighbourhoods and promote connectivity and excellence in
design. Compatible new development should represent a “good fit” within the physical context
and character of the surrounding area.

e Revised language within the Priority Infill Areas policy of Section 4.9.1.1 now reads:

- Priority infill areas are areas within neighbourhoods that are generally characterized by low-
density residential uses, and which have established patterns of residential infill development.
These areas have the potential for new lot creation and/or the provision of medium density
residential development. In some of these areas, public streets and road patterns have been
established to facilitate future infill development but are not yet complete, or are nearing
completion. New development in these areas contribute to this Plan’s residential intensification
target and help provide a broader mix of housing types within the City, while making use of
existing or planned infrastructure.

Exhibit 8 displays a map of the Weldrick Road West Teritary Plan Schedule 1.

Exhibit 8: Weldrick Road West Tertiary Plan Schedule 1
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approval process) Sidewalks
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Source: Weldrick Road West Tertiary Plan Schedule 1, 2016.

2.2.2 Weldrick Road West Tertiary Plan

The subject site is located within the Weldrick Road West Tertiary Plan Area which is a land use planning
and design study that will provide more detailed land use and design direction for existing and potential
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future development applications within the study area, in conformity with and further implementing the
policies of the Official Plan.

A Tertiary Plan is prepared for smaller areas of Richmond Hill to provide guidance for future development
applications in a specific study area. Tertiary Plans provide clarity and certainty to Council, landowners,
residents and development applicants on where and how development may take place within the Tertiary
Plan area. The Tertiary Plan establishes Council’s intent and direction for the area on matters related to
the location and type of new residential uses; the form that residential uses should take including detailed
design criteria and compatibility and connectivity requirements for development; potential new public
infrastructure, such as new streets or sidewalks, to accommodate the new uses; the retention of the
Greenway System; and, considerations for how development may be implemented over time.

As the Tertiary Plan notes, the area is generally characterized by low-rise, single detached homes on
deep lots but the study aims to provide direction for a new street network and compatible medium-density
residential uses. Exhibit 9 displays the study area for the Weldrick Road West Teritary Plan.

Exhibit 9: Study Area for the Weldrick Road West Tertiary Plan
LR W
— Watercourse

F £ Watercourse Buffer Area
l__, (sulgoct to further assossment)

L Z2 Wooded Area

(subgect o further assesament)

Sidewalks

Source: Weldrick Road West Tertiary Plan, 2016.

As shown in Exhibit 10, a key consideration of the Tertiary Plan is the extension of Addison Street (shown
as “Street A”) as a new north-south connection, parallel to Yonge Street. Section 5.3.1 describes Street A
as:

a new local street running parallel to Yonge Street as identified in the Official Plan. The central
portion of the street is currently owned by the Town. Connections to Yongehurst Road and
Weldrick Road West are required in order to achieve the implementation of the street and
connectivity in the study area.

Implementation policies for the Tertiary Plan are described in Section 7, and Street A falls within Area D,
covering the eastern portion of the Tertiary Plan area. The Implementation Notes for Area D include:
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e Principally within the “Medium Density Residential Area” of the Tertiary Plan Schedule. A portion of
this area is within the “Low Density Residential Area,” generally to the west of the eastern extent of
the watercourse.

e Contains wooded areas and most of the eastern extent of the watercourse, which shall be further
assessed through a Natural Heritage Evaluation and/or other required studies as directed by the
Town and/or TRCA; and

e A realignment of the watercourse may be considered subject to the requirements of this Tertiary
Plan.

Section 7.3.7 further mentions that, as of when the Tertiary Plan was approved TRCA staff did not
support the enclosure or piping of the watercourse and any realignment plan would, “include the
completion of comprehensive enhancement works, either on multiple properties or for the entire study
area at one time. Recognizing this may not be practical given the fragmented land ownership within the
study area.”

24  Zoning By-law

The City is currently undertaking a review of its existing zoning, with the goal of completing a single,
comprehensive zoning by-law. At present, the City is governed by multiple zoning by-laws. The majority of
the Study Area is governed by By-law 2523 while some of the lands in the north are under By-law 181-
81. Exhibit 10 displays the Richmond Hill Zoning Map 24, highlighting the study area.

Exhibit 10: Richmond Hill Zoning Map 24
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Source: City of Richmond Hill Zoning By-Law Map 24, 2021.
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The majority of properties within the Study Area are zoned Third Density Residential (R3) under By-law
2523, as amended. A single-family detached dwelling is the only residential use permitted in an R3 Zone,
though it also permits several institutional and recreational uses, as well as home occupations, subject to

conditions.

Reflecting the commercial uses along Yonge Stret, the zoning here is more diverse. General Commercial
1 (GC1) is the most common zone, with several sites also zoned for Service Stations (SS) and an RM10-
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S zone for the apartment buildings south of Yongehurst Road. With the exception of the latter zone, these
are all low-rise zones with maximum heights of 35 feet (i.e. approx. 10m).

2.5 Toronto and Region Conservation Authority

As shown in Exhibit 10, there is a Y-shaped watercourse within the eastern portion of the Study Area and
a tributary of the East Don River traverses the western portion of the Study Area. Both watercourses are
within the regulatory area of the Toronto and Region Conservation Authority (TRCA) and the latter is also
within an identified floodplain. Limited development is generally permitted within a regulatory area and
permits and approvals will be required from the TRCA, with particularly sensitivity related to the floodplain
area (though this area is not in immediate proximity to the likely routing of Addison Street). Exhibit 11
displays the TCRA Regulated Area Mapping, highlighting the study area.

Exhibit 11 - TRCA Regulated Area Mapping
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TRCA Conceptual Regulated Area

|:| Study Area

Source: Toronto and Region Conservation Authority Regulation Mapping.

3 Existing Socio-Economic and Environmental
Conditions

The following provides an overview of the current socio-economic and environmental conditions in

the Study Area and the surrounding area. Additional information on the existing natural heritage and
environmental conditions, cultural heritage and archaeological features and transportation can be found in
supporting technical studies undertaken for the EA.

3.1 Land Use

As described above, the West Weldrick neighbourhood is generally characterized by low-rise residential
uses, with atypically deep lots. This pattern of low-rise uses (though generally with more typical lots) may
be seen on either side of Yonge Street, within the study area. The northern portion of the study area is
relatively denser, but still low-rise residential development.
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However, the context is very different on Yonge Street itself. Yonge Street is generally characterized by
auto-oriented retail uses, such as gas stations and plazas with extensive surface parking. With the
introduction of the Viva BRT system, this pattern has been changing, with increasing mixed-use, high-rise
redevelopment.

3.2 Active Development Applications

While the West Weldrick neighbourhood and the study area are relatively stable, as mentioned above,
there is significant redevelopment taking place along Yonge Street. As of the latest available data from
the City of Richmond Hill (February 2023), there are eight active development applications within 500 m
of the study area. Exhibit 12 highlights all Active Development Applications within close proximity to the
study area.

Exhibit 12: Active Development Applications

Legend

[ studyArea

Metres

A ARCADIS

1. 9750-9760 Yonge Street
Staff are reviewing an Official Plan Amendment, Zoning By-Law Amendment and Site Plan
applications to facilitate a mixed use residential/commercial development comprised of two
apartment buildings 18 and 22 storeys in height connected by a 5-storey podium with an FSI of
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10.
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4.9. 522 apartment units. Also part of the proposal are 18 back-to-back townhouses, 847 square
metres of ground floor retail/commercial and a public road connecting to Yonge Street.

9724 Yonge Street

Staff are reviewing a request for Approval of Zoning By-law Amendment and Site Plan
applications to permit a proposed 32.73sq. m patio expansion on the north side of the existing
restaurant abutting a Residential Zone.

9712 Yonge Street

Official Plan Amendment and Zoning By-Law Amendment applications are under review to
facilitate the construction of a high-rise, mixed use development comprised of one 24 storey
apartment building with 341 dwelling units and 844.57 m2 of retail/commercial at grade.

9700 Yonge Street

A request for approval was submitted for an Official Plan Amendment, Zoning By-law
Amendment, and draft Plan of Subdivision applications to permit a high-density mixed-use
development comprised of two buildings, 18 and 24 storeys with an 8 storey podium, containing a
total of 658 residential units and 1,394.7 square metres (15,012.43 square feet) of at-grade
commercial space.

186-188 Church Street South

Official Plan Amendment, Zoning By-Law Amendment and Site Plan Applications are under
review that would o facilitate the construction of a 21-storey apartment building with 269 dwelling
units, including 16 townhouse-type units and 190 m2 of retail/commercial at grade.

236 Church Street South

Proposed Official Plan Amendment and Zoning By-Law Amendment are under review to permit a
five-storey Commercial Building, eight storey residential building, and four townhouse units. A Re
application was submitted to permit a mixed use development comprised of a 10-storey
apartment building with 5 at-grade townhouse type units and commercial space with a total of 149
residential units, an FSI of 4.6 and 179 parking spaces.

20-30 Weldrick Road

A request for approval of Zoning Bylaw Amendment, Draft Plan of Subdivision, Draft Plan of
Condominium and Site Plan applications to permit the construction of a medium density
residential development comprised of 47 townhouse units.

9675 Yonge Street

A request for approval of revised Official Plan Amendment and Zoning By-law Amendment
Applications to permit 2 apartment buildings (19 and 16 storeys in height) connected by a 6-
storey podium and a 4-storey retail podium along Yonge Street. The proposal includes a total of
367 dwelling units, a Floor Space Index (FSI) of 4.66, and 568 parking spaces.

9651 Yonge Street

A request for approval of revised Official Plan Amendment to permit two apartment buildings 22
and 20 storeys. Towers 1 is to be connected by an 8 storey podium and contain
commercial/retail, residential and amenity uses. Tower 2 is to be connected by a 7-storey podium
and contain residential uses. The revised proposal includes a total of 521 dwelling units, a Floor
Space Index of 4.5 and a total of 491 parking spaces.

9301 Yonge Street

A Request for Approval of a Minor Site Plan Amendment application was submitted to permit the
extension of a 2 metre outdoor patio into the parking lot located on the subject lands.
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11. 9350 Yonge Street

A Request for approval was submitted for a revised high density residential development to be
comprised of 2 mixed-use rental apartment buildings with heights of 26 and 30 storeys,
connected by a 6 storey podium and a density of 4.8 FSI.

12. 9825 Yonge Street

Proposed Official Plan and Zoning By-law Amendment application are under review to permit a
high-rise, missed-use development comprised of a 10-storey apartment building with ground-
related commercial floor space along Yonge Street. The proposed development includes 80
dwelling units, 89 parking spaces, 357.4 square metres of commercial gross floor area and a
Floor Space Index (FSI) of 3.00.

3.3  Site and Surrounding Area Features

The following provides an overview of natural heritage, cultural heritage and archaeological and
transportation features in the Study Area and the surrounding area. Additional information pertaining to
these features can be found in supporting technical studies undertaken for the EA.

3.3.1 Natural Heritage

Though the area is predominantly a developed, mature neighbourhoood, as the Tertiary plan notes, there
are watercourse features and wooded areas within it. In particular, there is a Y-shaped watercourse,
some of which is piped and some of which is open. There are also several wooded areas, with one
located between the eastern branch of the “Y” and the proposed alignment. As noted in the Tertiary Plan,
a Natural Heritage Evaluation is required to more precisely identify their boundaries and characteristics.

3.3.2 Heritage and Archaeology

A Cultural Heritage Assessment and a Stage 1 Archaeological Assessment were completed as part of the
EA. The detailed results are included in Appendix F of the Environmental Study Report.

3.3.3 Transportation

As mentioned above, Yonge Street — which forms the eastern boundary of the Study Area — is a Regional
Intensification Corridor served by the region’s Viva BRT service. Viva’s Blue route connects Toronto’s
Finch Station terminal with Newmarket, to the north. Also of note, the Richmond Hill Centre bus terminal
and Langstaff GO station are approximately 3km to the south. GO Train service is also accessible from
the Richmond Hill GO station, approximately 2km to the north. Exhibit 13 displays the existing York
regional Viva BRT system map.
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Exhibit 13: Existing Regional Viva BRT System Map
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Source: York Region Transit System Map, 2024

The Richmond Hill Centre terminal provides connections to Viva’s east-west routes, as well as multiple
local York Region Transit routes. Additionally, planning is underway for the Yonge North Subway
Extension, which will terminate in this area and which is planned to open in 2031. This will create a
significant transit hub and foster intensification in the High Tech and Bridge Transit-Oriented
communities.

Schedule A8 of the Official Plan identifies the proposed project as a Proposed Local Street, with a 20m
right of way. Weldrick Street, Kersey Crescent and Harding Boulevard are identified as 26m Collector
Streets and other streets in the Study Area are local streets with 20m rights of way. Exhibit 14 highlights
the street classification of the study area under Schedule “A8” of the Richmond Hill Official Plan.

Exhibit 14: Richmond Hill Official Plan Schedule “A8” — Street Classification
MAJORMACHENZIE DRIVE iy

Provincial Highways
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=== Collector Streets[26 Metres R.0.W.]
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----- Proposed Collector Streets[26 Metres R.O.W]
----- Proposed Local Streets[20 Metres R.O.W.]

Proposed Grade Separation

Proposed Street Re-alignment

Proposed Mid-Block Crossing

Proposed Highway Interchange
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Source: Richmond Hill Official Plan Schedule A8 — Street Classification, 2023
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Policies related to the City’s street hierarchy are in Section 3.5 of the Official Plan. Relevant policies

include:
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3.5.5.1 The City may require as a condition of development that sufficient lands be conveyed to

3.5.6.3

3.5.6.4

provide for the street right-of-way as shown on Schedule A8 (Street Classification) to this
Plan in accordance with the policies of this Plan. Notwithstanding the rights-of-way widths
identified in this Plan, additional widths may be required for additional turn lanes at
intersections, right-of-way transitions, utilities, cycling and pedestrian facilities,
grading/cuts and fills and/or sightlines.

The primary function of arterial streets shall be to accommodate the Region’s planned
network of public rapid transit and to accommodate municipal, inter-municipal and
regional traffic in accordance with the following:

a. Arterial streets shall be established as multi-modal corridors which serve for
the movement of public transit, pedestrians, cyclists and vehicles.

b. Arterial streets shall have a planned minimum right-of-way width of 36
metres.

e. Direct access to and from arterial streets shall be subject to the approval of
York Region and shall generally be discouraged, controlled and restricted.

f. Sidewalks shall be provided on both sides of arterial streets, wherever feasible.
g. Bicycle facilities shall be provided on arterial streets in accordance with the
City’s Pedestrian and Cycling Master Plan, which is approved by Council, and
York Region’s Transportation Master Plan.

h. The City shall support a high quality streetscape design along arterial streets
to promote walkable and pedestrian-oriented environment.

i. Over time, Yonge Street will be encoufuraged to become main-street oriented
pedestrian landscape.

The primary function of collector streets shall be to accommodate the movement of traffic
within and between Neighbourhoods, centres and corridors and employment lands and to

accommodate public transit, where applicable, in according with the following:

a. Collector streets shall have a planned right-of-way width of 26 metres and may be
reduced to 23 metres where such a width is not detrimental to the movement of traffic
and the provision of municipal servicing, utilities and landscaping and subject to the
satisfaction of the City.

b. Notwithstanding Policy 3.5.6.4(a) of this Plan, a narrower right-of-way width may be
permitted for existing streets at the discretion of the City in order to satisfy other goals of
this Plan and where such a width is not detrimental to the movement of traffic and the

provision of municipal servicing, utilities and landscaping.
c. Sidewalks shall generally be provided on both sides of collector streets.

d. Bicycle facilities shall be provided on collector streets in accordance with the City’s
Pedestrian and Cycling Master Plan and York Region’s Transportation Master Plan, as
amended from time to time.

e. The City shall support a high quality streetscape design along collector streets to
promote a walkable and pedestrian-oriented environment.
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3.4

3.5.6.5 The primary function of local streets shall be to provide direct access and facilitate the
movement of low volumes of traffic to collector streets and some arterial streets in

accordance with the following:

a. Local streets shall have a planned right-of-way width of 20 metres and may be
reduced to a minimum of 18 metres where such a width is not detrimental to the
movement of traffic and the provision of municipal servicing, utilities and

landscaping and subject to the satisfaction of the City.

b. Notwithstanding Policy 3.5.6.5(a) of this Plan, a narrower right-of-way width
may be permitted for existing streets at the discretion of the City in order to
satisfy other goals of this Plan and where such a width is not detrimental to the
movement of traffic and provision of municipal servicing, utilities and
landscaping. c. Notwithstanding Policy 3.5.6.5(c) of this Plan, the right-of-way
width of local streets within the centres and corridors of this Plan may be reduced
to a minimum of 15.5 metres, subject to approval by the City and where it can be
demonstrated that the proposed width does not pose a risk to public safety and is
not detrimental to the movement of traffic and the provision of municipal

servicing, utilities and landscaping.

e. Through truck traffic shall generally be restricted on local streets within the
interior of neighbourhoods.

d. Local streets shall be design to minimize through traffic.

f. Sidewalks shall be provided on one side of local streets, where feasible and
shall be required on both sides of a local street where the need is determined by

the City in accordance with the policies of this Plan.

g. The City shall support a high quality streetscape design along local streets to
promote a walkable and pedestrian-oriented environment.

Population and Employment

At the time of the 2021 Census, the City of Richmond Hill had a population of 202,022. Much of the
growth in Ward 5, within which the Study Area is located, has been concentrated along Yonge Street,
with limited infill occurring within the neighbourhood areas. Exhibit 15 highlights the Census Tract of the
study area as well as bordering Census Tracts.

22|Page



Addison Street Extension MCEA Socio-Economic Environment Report

Exhibit 15: Richmond Hill Census Tract (2021)

420.08 |:| Study Area

421.04

Source: Richmond Hill Census Tract Area, Statistics Canada, 2021.

The following provides an overview of population and employment conditions and characteristics within
the City of Richmond Hill as per the 2021Census, unless otherwise noted:

The population grew from 195,022 to 202,022 between 2016 and 2021, representing a growth of
3.6%;

- This is slightly below the overall 5.7% growth rate seen across York Region and a decrease in the
growth rate as compared to prior censuses.

15.4% of Richmond Hill residents are not Canadian citizens, an increase from 2016 and above the
York Region average.

- First-generation immigrants account for 62.4% of the City’s population and 66.4% of residents are
visible minorities:

- English is the mother tongue for 36.2% of residents with Mandarin, Cantonese and Persian
accounting for a significant number of residents;

- Only 510 people (0.3%) indicated they have an Indigenous identity.

The City has an average age of 42.2 and the aging trend has continued, with seniors (65+) as a
bigger group than children (0-14) for the first time;

Average household size was 2.9 people.

56.7% of the City’s housing stock was in the form of single-detached dwellings. The remaining stock
included 15.1% row houses and 18.7% in apartments 5 storeys or taller;

- Opverall, the single-detached dwellings have consistently been decreasing, as a percentage as
may also be seen in the increase of tenant households to 21.8% from 17.6% in 2016 and that
condominiums no account for 20.1% of the housing stock.
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e 96% of residents aged 25 to 64 had at least a secondary school diploma or equivalent and 60% have
at least some post-secondary education;

e Labour force of 137,390;
e Median before tax household income was $102,000.

The Study Area is located within Ward 5, which covers the City’s southwest corner, mostly from Highway
7 to Major Mackenzie Drive and Bathurst Street to Yonge Street. In 2016 Ward 5 had a total population of
29,615, the same as its 2006 population. The 2015 median household income was 74,295 and the
average dwelling was valued at $959,365. Single-detached homes account for 51.6% of the housing
stock.

More specifically, the Study Area Is located within (and comprises much of) Census Tract 421.06, which
showed a population of increase of 18.3% from 2016 to 2021. Out of the 4,294 residents, 61% are in the
labour force (i.e. 15 to 64 years of age) and 29% are 65 or over. Atypically, in comparison to the rest of
Ward 5 and the city, 53.6% of dwelling units are in apartments of 5 or more storeys. Single-detached
houses, prevalent in most of Richmond Hill account for only 22.4% of the housing stock, barely more than
the 20.3% that are rowhouses. The statistics are indicative of the intensification being seen along Yonge
Street and also within the neighbourhood areas. The average household size is 2.7 people, below the
city-wide average and the average household income of $100,700 also slightly below the Richmond Hill
average. English is the mother tongue for 31.7% of residents, Iranian/Persian languages were the most
common non-official-language mother tongues, along with Chinese/Sino-Tibetan languages.

The following table provides consolidated data for the Census Tract Area, which consists of Census Tract
421.06, along with the 3 other Census Tracts (Exhibit 15) in the immediate vicinity (420.08, 420.09 and
421.04). Exhibit 16 presents comparative census data between the City of Richmond Hill and the
Richmond Hill Census Tract Area.

Exhibit 16: Richmond Hill vs. Census Tract Area Comparative Data (2021)

_ City of Richmond Hill Census Tract Area

Population (2021)
Population (2016)

Labour Force

Population 65 and older
Single-detached Houses
Apartment Units (5+ storeys)
Average Household Size

Median Household Income

Mother Tongue

Visible Minority Population
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202,022

194,022 (+3.6%)
137,390 (68%)
34,665 (17.2%)
56.7%

18.7%

29

$102,000
English -33.8%

Iranian/Persian — 11.9%
Chinese — 24.9%

Russian — 4.3%

66.4%

17,272

16,216 (+8.3%)
10,515 (60.9%)
4,900 (28.4%)
18.9%

59.2%

23
$67,000-$77,500
English -35.4%

Iranian/Persian — 16.2%
Chinese — 11%

Russian - .2%

83.7%
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_ City of Richmond Hill Census Tract Area

Post-secondary Certificate,

o, o,
Diploma or Degree 65.8% 63.6%
Commute within Richmond Hill = 30.3% 34.1%
Commute by car, truck or van 86.7% 81.2%

Source: Richmond Hill Census vs. Census Tract Area, Statistics Canada, 2021

Several key observations may be made of the Study Area and its surroundings in relation to the City, at
large:

e The population is generally older;
e The housing stock is very diverse, with a much higher percentage of apartment units;
e The median income in Ward 5 is generally lower than across the City;

« Commuting patterns are slightly less auto-oriented in these areas, which are located along Yonge
Street and the BRT corridor.

4 Potential Effects, Mitigation and Monitoring

The following provides an overview of the potential effects of the MSF on the site and surrounding area,
along with the proposed mitigation and monitoring measures.

4.1 Land Use

411 Potential Impacts

The development of the road extension will result in changes to the existing land use in the area, both
during construction and permanently with the final development and operation of the road. The
construction will require the removal of vegetation, tree clearing, grading, and property acquisition. The
change in land use, in the short term, for the road itself, is consistent with the prevailing planning policies
to support necessary infrastructures to support long-term viability of the urban area. In the longer run,
after the road becomes operational, further effect to the land use may be observed with lands abutting the
new ROW to be proposed for potential future development, as new access road and frontage will be
provided. Certain impact may be expected to surrounding lands during construction and operations (e.g.,
noise, vibration, dust, light, and traffic) as the road is in proximity to existing commercial and higher
density uses along Yonge Street, as well low-density neighbourhood to the west.

The development will result in changes to views and aesthetics. It will contribute to the ongoing transition
of the area from higher-density developments along Yonge Street to lower-density developments to the
west. The construction and operation of the road extension should not interfere with current local
operations or negatively impact existing developments and future growth.

4.1.2 Mitigation and Monitoring

A development plan which minimizes impacts on adjacent properties through careful siting of the road
and the provision of screening along with the execution of a Construction Management Plan and
Communication Plan that outlines best practices and mitigation measures will help minimize negative
impacts resulting from construction and ongoing operations. Operations of the road extension will be
carried out in accordance with applicable regulations, standards, and best practices.
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41.3 Net Effects

Net effects are limited to the change from residential land use to road infrastructure, as intended by
prevailing planning policies. The road extension may facilitate additional development in the area. No
policy or zoning conflicts are anticipated.

4.2 Population

4.2.1 Potential Impacts

The construction and operation of the road extension is expected to have minimal negative impact on the
existing local population in the short term, given that only a small number of dwellings and structure will
be removed for the proposed development. The road extension will result in improved transportation
infrastructure which will benefit the community and broader municipal population by allowing for increased
mobility, reduced travel times, transportation cost savings, and improved air quality. In the long term,
should development be realized along the new ROW, population of the area might experience changes
through new residents or employment along the road extension.

4.2.2 Mitigation and Monitoring

Through the EA process, continual information exchanges and opportunities for meaningful involvement
will help reduce any potential negative impacts on local residents. Operations of the road extension will
be carried out in accordance with applicable regulations, standards, and best practices.

4.2.3 Net Effects

Net effects of the road extension include the potential for improved transportation infrastructure to support
municipal and regional population growth and provide benefits from enhanced mobility, reduced travel
times, and associated health, personal economic, and community benefits. The road extension may
facilitate additional development in the area. No policy or zoning conflicts are anticipated.

4.3 Employment

4.3.1 Potential Impacts

The construction and operation of the road extension is expected to have minimal negative impact on the
existing local businesses or those new commercial developments which are planned or may be
developed in the surrounding area in the future. The road extension will result in improved transportation
infrastructure which may benefit employers and employees within the immediate and broader area.

Both the construction and the operations of the road extension will create new jobs (direct and indirect)
and increased local spending. The construction and operation of the road extension should have
negligible impacts on existing and future businesses located within proximity to the Study Area. The road
extension may help stimulate further economic development and growth within the area and the
associated improved transportation infrastructure also has the potential to stimulate broader economic
development and growth
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4.3.2 Mitigation and Monitoring

Through the EA process, continual information exchanges and opportunities for meaningful involvement
will help reduce any potential negative impacts on local residents and businesses. Operations of the road
extension will be carried out in accordance with applicable regulations, standards, and best practices.

4.3.3 Net Effects

Net effects of the road extension include the creation of jobs and spending during construction and
operations of the road and the potential for improved transportation infrastructure to stimulate local and
broader municipal economic development and growth. Local and regional businesses and employees will
benefit from enhanced transportation infrastructure and associated health and economic benefits.

4.4  Site and Surrounding Area Features

441 Potential Impacts

The construction and operation of the road extension is expected to have minimal negative impact on
natural heritage and environmental features, cultural or archaeological assets, and local transportation
and access. While the road extension will result in the removal of some naturalized lands, mitigation
measures will be proposed to limit impact on surrounding natural heritage, as well as to offset impact on
the natural heritage that will be disturbed. The development of the site will potentially displace or disturb
wildlife. No known built heritage resources and cultural heritage landscapes have been identified in the
Study Area. A Stage 1 Archaeological Assessment found that there is low archaeological potential in the
Study Area. The construction and operation of the road extension should have minimal negative impacts
on the local transportation system.

4.4.2 Mitigation and Monitoring

The Construction Management Plan and Communication Plan will include measures to avoid or minimize
impacts to natural and cultural heritage features. Site preparation and construction activities will comply
with all applicable regulations, such as the Migratory Birds Convention Act, and if threatened or
endangered species are discovered, activities will stop, or be modified to avoid negative impacts.
Tree/shrub plantings are being utilized to reduce the impact of noise and light. Ongoing consultation with
the affected adjacent property owners will help identify appropriate site-specific mitigation measures.
Active transportation improvements planned within the area will help improve access to the road
extension site..

44.3 Net Effects

Net effects on natural heritage and the environment are expected to be limited to a minor loss of
vegetation and ravine lands. While the road extension will permanently change the character of the site,
the prevailing policy direction intends for urban development on the site and surrounding lands.

5 Conclusion

The Socio-Economic Environment Assessment conducted for the proposed road extension concluded
that the construction and operations of the extension of Addison Street will have no or minimal negative
impacts on the socio-economic environment and it will result in a number of positive impacts, including:

* Potentially facilitating additional economic development;
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« Improving quality of life by providing alternative, lower cost mobility options;
* Improving access to employment, education, community services;

* Reduce traffic congestion

* Reduced carbon emissions and improved air quality

The minor impacts to land use and the local community can be mitigated by relevant measures where
necessary. The net social and economic benefits of the road extension are expected to outweigh any
short or long-term negative impacts.
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Evaluation of Alternative Cross-Sections
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Evaluation of Alignment Alternatives
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Preliminary Design Drawings
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