BOUSFIELDS INcC.

April 23, 2010

Mr. Renrick Ashby

City of Toronto

Community Planning, Scarborough District
Scarborough Civic Centre

150 Borough Drive

Toronto, ON M1P 4N7 T

Dear Mr. Ashby, ' I

Re:  Zoning By-law Amendment Application 08 143653 ESC 39 OZ
2900 Warden Avenue ;
Bridlewood Mall Mixed-Use Redevelopment

Further to our meetings on February 12 and March 19, 2010, we have reviewed the
circulation comments, in particular the comments provided by the Urban Design and
Transportation Planning Divisions. This review has been undertaken in conjunction
with our client and IBI/Page + Steele, NAK Design Group and MMM Group.

In response to these comments, we are submitting herewith the following:

- Eighteen (18) sets of revised architectural drawings (Site Plan, Floor Plans,
Elevations and Sections), prepared by IBI/Page + Steele;

- Eighteen (18) sets of landscape drawings (Master Landscape Plan,
Enlargements, Tree Inventory Plan), prepared by NAK Design Group;

~ Five (5) copies of the Phasing Plan, prepared by IBI/Page + Steele; and

- Five (3) copies of the Traffic Addendum Letter, prepared by MMM Group
Limited.

Please note that MMM Group Limited has sent functional drawings directly to
Technical Services and the TTC for their review. Please let us know if you require
such drawings for your files. A response to the Technical Services comments
regarding water and sewer services will be provided shortly under separate cover. -

Proposed Approach to Site Plan Approval

We note that a number of the comments, especially those provided by the Urban
Design Division, relate to detailed site deS|gn matters that are typically addressed at
the time of site plan approval.
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In this regard, as we have advised throughout the process, the Bridlewood Mixed-
Use development is a multi-phase development that will be built out over a number
of years. Given this context, it would not be desirable or productive at this stage to
design each of the individual buildings to a level of detail consistent with site plan
approval requirements. To do so at this stage would result in unnecessary expense
and delay, while requiring continual amendments to the site plan approval in the
future to reflect the inevitable detailed design changes which occur over the build-out
of a multi-phase development in response to market and other factors.

As a result, the intention is to put in place a framework that will allow for the
consideration of individual site plan approval applications for individual buildings over .
time within the context of an overall development plan.

In our opinion, the most appropriate approach in this regard would be to incorporate
a Master Plan for the development into the Section 37 Agreement which would serve
as a framework and direction for future site plan approval applications, in conjunction
with the Zoning By-law.

In this regard, we acknowledge that the Zoning By-law will regulate the height and
placement of the proposed buildings but will not be able to establish direction with
respect to matters such as landscaping, lighting, public art, CPTED, weather
protection, etc. To the extent that specific direction is desired with respect to such
matters, appropriate provisions can be specified in the Section 37 agreement such
that future site plan approval applications would be required to address these
matters.

Proposed Phasing
The phasing of the proposed development has been suggested as a matter that

could be secured as part of a Master Plan within the Section 37 agreement.

Our client is ‘agreeable in principle to addressing the proposed phasing in this
manner, however, we are of the opinion that any phasing plan needs to provide the
flexibility to respond to changing market and other conditions that will arise over the
build-out of the development.

At this time, it is our expectation that the development will be phased in the following
manner (see attached phasing plan). It should be emphasized that the order of the
phases may change in response to market or other conditions, and additional sub-
phasing could be introduced. Additional details are provided in the description .
below.

~+  Phase A would involve the build-out of the north end of the site.
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- Phase A1 includes the 7-storey and 10-storey buildings along Bridietowne
Circle. In order to provide access and parking, the construction of the new
driveway entrance from Warden Avenue leading to the underground garage
would be required. As well, the commercial parking and access on the north
part of the site would be reconfigured and replaced at the Bridietowne Circle
grade level (i.e. one level below the Warden Avenue elevation and the
landscaped courtyard).

- Prior to the occupancy of the buildings in Phase A1, the following landscaping
and access improvements would be -made to the existing mall property
(shown as Phase A2):

- relocation and signalization of the existing mall driveway from Warden
Avenue; _

- implementation of the landscaped walkway from Warden Avenue
adjacent to the new driveway, leading to the Christie Cemetery;

- tree planting along the Warden Avenue frontage;

- pedestrian walkway improvements at the Bridletowne Circle entrance;
and '

- tree planting along the Bridletowne Circle frontage.

- Phase A3 would involve the construction of the 19-storey building on Warden
Avenue, together with the associated underground parking (if not pre-built as
. part of Phase A1).

Phase B would involve the build-out of the south end of the site, east of the
existing mall. This would include the 23-storey and 25-storey buildings and
.associated underground parking and parking ramp. Phase B would also include
replacement of a portion of the displaced surface parking for Bridlewood Mall
within the P1 and P2 levels. Landscaping and tree planting along the southerly
portion of the Warden Avenue frontage and the easterly portion of the Finch
Avenue frontage in Phase B, as would landscaping along the entrance driveway
from Warden Avenue.

Phase C would involve the build-out of the remainder of the south end of the site.
This would include the mall expansion as well as the 23-storey building at the
southwest corner of the site. Given that access for the truck court beneath the
mall expansion will be integrated with the underground circulation system for the
residential building at the southwest corner of the site, it is likely that both
components would need to be built in tandem. Phase C would also include:
pedestrian walkway improvements at the Metro grocery store entrance from
Bridletowne Circle, as well as tree planting along the southerly portion of the
Bridletowne Circle frontage. Phase C could occur prior to Phase ‘B, or even
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Phase A, if, for example, Zellers expresses a desire to proceed with its
expansion in the short term.

Proposed Approach to the Existing Bridlewood Mall Property
A number of the Urban Design Division comments relate to requirements which
would apply to the existing Bridlewood Mall. :

As we have emphasized throughout the process, one of the primary objectives of the
proposed redevelopment is to maintain and strengthen the role of the existing
Bridlewood Mall. Specifically, the proposal does not involve a redevelopment of the
existing mall building or the relocation of existing anchor tenants. While retention of
the mall and the anchor tenants is a desirable aspect of the proposed redevelopment
plans, it imposes constraints on the extent to which changes can be made to the
existing mall at this time. For example, loading facilities and circulation requirements
associated with operation of the existing Price Chopper supermarket limit the
potential for wholesale changes to the traffic and circulation patterns around the
Christie Methodist Cemetery.

Within these constraints, we have worked closely with the mall owner to incorporate
specific design improvements where those improvements could be accommodated
with minimal disruption to the mall operation. Examples include consolidation of the
mall access from Warden Avenue, introduction of a landscaped promenade linking
the Christie Methodist Cemetery to Warden Avenue and improvements to the
pedestrian access from Bridietowne Circle to the Metro store entrance.

Detailed Comments

The following comments are provided in response to the comments of the Urban
Design Division.

The architectural drawings have been revised to show entrances and canopies as
requested. As well, the Bridletowne Circle elevations have been revised to show the
entrance to the ground level space intended for community/amenity purposes.

Responses to the specific questions raised in the Urban Design Division comments
are set out below. .

1. Parking Garage Access, Organization and Security
- North Block:

Residents access the parking garage from the internal courtyard (elevation +183.5)
via the ramp located next to the westerly 10-storey building. The ramp leads to the







