
 

 

 

NEW WESTMINSTER DESIGN PANEL 
 

Tuesday, May 24th, 2016 3:00p.m. 
Committee Room No. 2 

AGENDA 
 Page 

1.0 ANNUAL HOUSEKEEPING                                                                                3:00pm 
 
 

2.0 ADDITIONS TO AGENDA  
  
 
2.0 ADOPTION OF MINUTES  
  
2.1       Adoption of the Minutes of April 26, 2016        3 
 
3.0 REPORTS AND INFORMATION   
 
3.1 None  
 
4.0 DESIGN REVIEWS  
 
4.1  737 Carnarvon St  7 
 Exterior renovation to repair water penetration  
 
5.0 NEW BUSINESS  
 
 
6.0 UNFINISHED BUSINESS  
 
 
7.0 CORRESPONDENCE   
 
 
8.0 NEXT MEETING  
 
8.1 Tuesday June 28th, 2016 (in Committee Room #2) 
 
9.0 ADJOURNMENT 
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NEW WESTMINSTER DESIGN PANEL 
 

Tuesday, April 26th, 2016 3:00 p.m. 
Committee Room No. 2 

 
MINUTES 

MEMBERS PRESENT: 
Meredith Mitchell                       - Chair, BC Society of Landscape Architects 
David Roppel            - Vice Chair, Development Industry Representative 

(UDI)  
Maranatha Coulas - Architectural Institute of BC 
Maria Fish - BC Society of Landscape Architects  
Rodney Maas - Architectural Institute of BC  
 
REGRETS: 
Donald Andrew                         - AIBC Representative 
Robert Duke                     - AIBC Representative 
 
STAFF: 
Mike Watson - Senior Planning Analyst 
Debbie Johnstone - Committee Clerk 
 
The meeting was called to order at 3:03 p.m. 
                                                       
1.0 ADDITIONS TO AGENDA 

 
There were no additions. 
 

2.0 ADOPTION OF MINUTES  
 

2.1 Adoption of the Minutes of March 22, 2016  
 

MOVED and SECONDED 
THAT the minutes of the March 22, 2016 New Westminster Design Panel be 
adopted. 

           CARRIED. 
All members of the Panel present voted in favour of the motion. 
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3.0 REPORTS AND INFORMATION   
 
3.1 Zoning Bylaw Update   
 

Mike Watson, Senior Planning Analyst, provided a presentation and summarized 
the report dated April 26, 2016, regarding the draft version of the new Zoning 
Bylaw for the City of New Westminster.   
 
Mr. Watson directed the Panel to provide feedback regarding the following 
sections: 
 
Townhouse Setback Standards in Multiple Unit Residential Districts 
 

• A small sketch or drawing could be utilized to better illustrate the 
guidelines regarding the minimum side setback.  It was suggested that the 
current language surrounding this guideline be made clearer; 

• Further clarification regarding the determination of front and side yards 
could be required.  A reference back to the definitions section could be 
provided; and, 

• The vision clearance regulation with a rear setback adjacent to a park could 
be reconsidered.  Currently, New Westminster has a guideline of 6 feet; 
however, areas like Surrey have implemented 4 foot fence guidelines with 
townhouse units that are adjacent to a park. 
 

 RM-3 Multiple Unit Residential District (Six Storey Residential) 
 

• Further clarification regarding bonus density was recommended.  It was 
suggested that this section could be misinterpreted to suggest that bonus 
density was equal to the base amount plus the bonus density amount, which 
is not the intent of the regulation; 

• Concerns were expressed regarding the maximum building height.   Using a 
45 foot base density for six storey buildings could confuse builders and 
developers, as it would be nearly impossible to implement.  Instead, it was 
suggested that no base density be listed for six storey buildings, or the base 
density and bonus density both be indicated at 75 feet; and, 

• Providing too strict of a height guideline could limit the type of roof that 
could be implemented. 75 feet would provide more flexibility. 
 

 High Technology and Business Park District (CHT) 
 

• Providing a clearer definition regarding the High Technology and Business 
Park District was suggested; 
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• The charts at the beginning of the section are helpful; however, a reference 
or link back to this section could be provided for ease of reference; 

• Issues with security could arise due to the large setbacks suggested in this 
district; 

• Encouraging mixed use buildings could activate the space during evenings 
and weekends; 

• It was suggested that the City look into high technology districts in places 
like Seattle for examples regarding how to properly utilize the district; and, 

• Enquiries were made on whether this zone is actually required, and if so, 
additional work with regard to this section was suggested. 
 

The Panel provided the following additional comments with regard to the new 
Zoning Bylaw: 

 
• Overall, the Zoning Bylaw is easier to read, and the graphics act as clear 

reference points; 
• Once the document is finalized, page numbers will need to be corrected and 

page breaks inserted to ensure that tables and diagrams are displayed 
properly.  Providing wider or alternating margins was also suggested to 
accomadate hole punches; 

• Inconsistencies were highlighted regarding the use of floor area ratio (FAR) 
and floor space ratio (FSR);  

• Consistency for metric and imperial measurements need to be implemented 
throughout the document; 

• Providing a digital copy of the Zoning Bylaw with the ability to hyperlink 
to different sections and definitions was suggested; 

• Section 120.11 states that the height on a sloped roof would be indicated as 
the average or mid-point of the roof; however, the graphic design does not 
reflect this; 

• The regulation at section 130.17 is worded in a way that could eliminate 
walk up units.  It was suggested that the word “isolated” be removed from 
the guideline;  

• The percentages indicated at section 130.19 could be reworded to provide 
additional clarity.  The intent for the regulation would be for 30% of the 
units to be two or three-bedroom dwelling units, and at least 10% of the 
units have three or more bedroom units; 

• Additional clarification could be required regarding gross floor area 
exemptions (Section 130 .34 [f] and [g]); 

• Under height and setback exemptions (Section 130.35) it was suggested 
that green roof and roof top access be exempt to encourage more 
greenspace for livability.  It was further suggested that storage spaces and 
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cladding be reconsidered as an exclusion, as this clause was created due to 
issues with leaky condos; 

• It was suggested that guidelines surrounding permeable materials in 
parking areas be considered; and, 

• Additional consideration regarding parking (in areas such as parks, for 
example) and above ground bike parking was suggested.  

 
4.0 DESIGN REVIEWS  
 
 There were no items. 
 
5.0 NEW BUSINESS  
 
 There were no items. 
 
6.0 UNFINISHED BUSINESS  
 
 There were no items. 
 
7.0 CORRESPONDENCE 

 
There were no items. 
 

8.0 NEXT MEETING 
 

 May 24, 2016 (in Committee Room No. 2) 
 
9.0 ADJOURNMENT 
 

ON MOTION, the meeting was adjourned at 5:05 p.m. 
                 

Certified Correct, 
 
 
 
 

_________________________ __________________________ 
Meredith Mitchell Debbie Johnstone 
Chair Committee Clerk 
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City of New Westminster 
 

R E P O R T  
 

DEVELOPMENT SERVICES DEPARTMENT 
 

To: Members of the New Westminster 
Design Panel 

Date: May 24, 2016 

 
From: 

 
Michael Watson 
Senior Planning Analyst 
 

 
File: 

 
SDP00206 

Subject: Special Development Permit – 737 Carnarvon Street   
 
 
RECOMMENDATION  
 

THAT this report be received for information. 
 

PURPOSE 
 
An application has been made for a Special Development Permit to allow changes to the 
exterior of the existing mixed use building at 737 Carnarvon Street. The subject site is 
within the #1 Downtown Development Permit Area and is subject to the design 
guidelines contained within the Downtown Community Plan which are attached as 
Appendix A. 
 
The purpose of this report is to provide information to the New Westminster Design 
Panel on the proposed exterior alterations and to seek feedback from the Panel regarding 
these alterations.   
 
BACKROUND 
 
Applicant 
 

NSDA Architects 
 

OCP Land Use 
Designation: 

 
Mixed Use High Density 

Development Permit 
Area Designation: #1 Downtown 

 
Zoning: 

Comprehensive Development District (737 Carnarvon Street) 
CD-44 

7



Doc# 876110  Page 2 

APPENDICIES ATTACHED TO THIS REPORT 
 

 
PROPOSAL 
 
In 2012 a rezoning application was approved for the subject site to rezone it from C-4 to 
CD-44. This application allowed the conversion of several floor in the base of the tower 
from office space to rental residential units.  
 
The site has now been sold and the current owners are proposing upgrades to the exterior 
of the building and have made an application for a Special Development Permit. These 
changes are described in detail in the design rationale provided by the applicant (under 
the scope of work heading) attached to this report as Appendix 2. The proposed 
architectural plans are attached in Appendix #4. 
 
CONTEXT 
 
Site Characteristics and Context 
 
The site is located at the intersection of Carnarvon and Begbie Streets within the 
Downtown Neighbourhood.  
 
Adjacent to the subject site to the east and west along the north side of Columbia Street 
are two storey commercial buildings providing retail, public assembly uses and office 
space. On the south side of Carnarvon Street is the Russell Housing Centre, which 
contains a mix of emergency shelter beds and supportive housing units, and the Seniors 
Services Society. To the south east is a strata mixed use building containing retail and 80 
residential units. North of the site is Douglas College. A site context map has been 
attached in Appendix #3.  
 
POLICY CONTEXT  
 
Development Permit Area 
 
The site is designated as part of the #1 Downtown Development Permit Area. The intent 
of the Development Permit Area Designation is to “ensure that new development 
supports a vibrant, pleasant, and people oriented downtown.” The Downtown 
Development Permit Are Design Guidelines are attached as Appendix #1. 
  

1 Downtown Community Plan Design 
Guidelines 

2 Design Rationale 

3 Site Context Map 4 Architectural Plans 
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DESIGN CONSIDERATIONS 
 
Staff has reviewed the submission and would appreciate comment from the NWDP on 
the proposed building and site design. Additionally, staff would appreciate comments on 
the following considerations:  
 
CPTED Elements 
 
It has been reported that loitering in front of this building can occasionally be 
problematic. The front of this building is likely attracting loitering as weather protection 
is provided by the deep alcove, seating provided at the edge of the planters and low 
lighting conditions. Additionally, some of the surrounding uses such as adjacent clubs 
and the Russell Hotel may contribute to the amount of loitering observed.  
 
Security has also been identified as problematic at the rear of the building. The applicant 
has proposed changes to the rear of the building to improve security. Comments from the 
Panel on the proposed changes and how security and other CPTED elements might be 
improved would be appreciated.  
 
Design Guidelines 
 
Staff would appreciate comments from the Panel on how the proposed building changes 
relate to the relevant guidelines within the #1 Downtown Development Permit Area. 
These guidelines are attached in Appendix #1.  
 
 
 
 
  

  
Michael Watson, 
Senior Planning Analyst 
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Downtown Community Plan Design Guidelines 
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Design Rationale 
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May 12, 2016 
 
Design Rationale  
 
Project: Exterior Alternations & Refurbishment @ 737 Carnarvon Street 
 
Municipality: New Westminster 
 
Design Rationale to accompany Special Development Permit application and Urban Design Panel Review 
 
The principal rationale for the proposed work at 737 Carnarvon Street is to undertake building envelope repairs and 
refinishing to address water ingress from wind driven rain.  In addition, improvements are proposed to the main 
entrance area, planters, and rear alcoves, that will in part, address CPTED concerns raised by the City of New 
Westminster.   
 
In conjunction with the improvements noted above, a simple palette of 2 new exterior colours for the building  
envelope are proposed as are 4 related colours for new metal accent panels above the main entrance – the colours are 
both nautical and contextual, and are intended to give the building more prominence in the context of newer 
adjacent structures and bring definition and vibrancy to the entrance area.  A similar colour palette defines the main 
entrance floor recess through the use of a new porcelain tile product.  New metalwork and balcony metalwork are to 
be painted a standard black, in keeping with the context and reference images provided by New Westminster. 
 
The scope of work includes: 
 

a) Concrete repairs to cracks, delamination and spalling at mass concrete walls, balcony floors and balcony 
parapets 

b) Replacement of exterior sealants 
c) New waterproof traffic membranes to balconies 
d) Exterior finish recoating to concrete surfaces to conceal repairs and existing staining 
e) Exterior finish recoating of metal balcony guards  
f) New porcelain floor tile finish to recessed entrance area 
g) Repainting of wall, soffit and column surfaces at main entrance 
h) New pre-finished decorative metal fascia panels at second floor level (below windows) 
i) New soffit and column lighting to address CPTED concerns 
j) New decorative metal railing installed at entry planters to deter loitering (to address CPTED concerns) 
k) New metal exit gate to enclose exit alcove adjacent to residential entrance (to address CPTED concerns) 
l) Enhancements to existing planting in entry planters 
m) Painting of concrete planters at entrance 
n) Installation of new chainlink fence and gate at rear service alcove, in conjunction with new wall-mounted 

lighting and a surveillance camera (to address CPTED concerns) 
 
The DJA presentation will include: 
 

1) A summary of existing conditions 
2) An overview of the proposed scope of the alterations 
3) An overview of the intended material palette and products 
4) A summary of the CPTED concerns and how they are being addressed 
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Attachment #3 

Site Context Map 
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Attachment #4 

Architectural Plans 
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Special Development Permit

735-739 CARNARVON STREET, NEW WESTMINSTER BC

EXTERIOR ALTERATIONS
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CLIENT

ARCHITECTURAL

D R A W I N G   L I S T :
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A0.1

A1

A2

A3

A4

A5

Existing Conditions Photographs

Proposed Renderings

Project Information, Context Map & Key Plan

Demolition Plan, Section, Elevation

Proposed Plan, Elevation & Material Schedule 

Proposed Section, Section Elevations, Gate Detail & R

Materials Board
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Toronto, Ontario   M4Y 1M7

Contact: Peter Mullin
Phone    416-920-0040 x223
Email     pmullin@j-n-arch.com

Starlight Investments
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Contact: Malcolm Jastrebski
Phone    647-725-0437
Email     mjastrebski@starlightinvest.com
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Location of Scope of Work (see also separate building 
exterior coating package), chain link fencing work at rear, 
floor tile replacement, lighting replacement, column 
painting, new painted soffit, addition of decovative metal 
fascia panels, painting of planters, exit gate at alcove, 
and addition of planter guards - refer to all drawings

Carnarvon Street

property line

Property Survey information taken from Plan of Survey by 
Target Land Surveying - "B.C. Land Surveyor's Building 
location Certificate over Lot 15 C
Block 24 NWD Plan 49775" dated August 2011
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and gate to remain
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Existing chain link 
fence and gate to 
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and gate to remain
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existing high fence to provide continuous enclosure
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planter - existing vegetation to remain planter - existing vegetation to remain planter - existing vegetation to remainplanter - existing vegetation to remain

Entrance Plan - Demolition
Scale: 1/8" = 1'-0"

1

A2

3

A1.0

prepare existing columns for 
new paint finish

remove existing column light 
fixtures, retain power

prepare existing planters (4) 
for new paint finish - remove 
all loose material

remove existing tile finish 
throughout entrance area, 
make good to receive new 
large format tile finish

prepare existing 
entry glazing system 
for film application

remove existing bike racks for 
powder coating & return to site, 
coordinate location w/ Owner, typ.

remove existing bike racks for 
powder coating & return to site, 
coordinate location w/ Owner, typ.

clean, sand, prime where 
necessary, prepare for new 
paint finish
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Entrance Reflected Ceiling Plan - Demolition
Scale: 1/8" = 1'-0"

2

A2

prepare existing columns 
for new paint finish

remove existing recessed 
light fixtures for new

prepare/clean soffit to 
receive new finish

prepare existing entry 
glazing system for film 
application

relocate light sensor to 
new soffit finish

Entrance Section/Elevation - Demolition
Scale: 1/4" = 1'-0"

4

A2

prepare existing entry glazing 
system for film application

remove existing recessed light fixtures 
- power sources to be re-used

remove existing 
sconce light fixtures 
- retain power source 
for re-use

prepare existing surface for 
new paint finish

prepare existing surface for
new paint application, remove 
all loose material, typ.

Lobby

remove existing bike 
racks for powder 
coating, return to site 
for re-installation

Entrance Elevation - Demolition
Scale: 1/8" = 1'-0"

3

A2

prepare existing columns 
for new paint finish

prepare existing entry 
glazing system for film 
application

prepare existing planters (4) 
for new paint finish - remove 
all loose material

remove sconce light,
retain power supply, typ.

clean & prepare all 
textured wall surfaces 
adjacent to entry for 
re-painting

clean & prepare all textured 
wall surfaces adjacent to 
entry for re-painting

existing grade

exist. tile 
surface

clean, prime where necessary & 
prepare door & frame for re-painting
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Proposed Plan,
Elevation & Material
Schedule

C O N S T R U C T I O N   N O T E S :

1) drawing to be read in conjunction with all 
associated structural, mechanical & electrical 
drawings, where provided

2) verify all conditions and dimensions 
associated with proposed work prior to 
proceeding

3) all materials to be installed in a level 
condition, maximum variation permitted is 
6mm over 3000 mm, horizontally and vertically 
- advise Architect of sub-surface variations

4) coordinate Work with Interior Alterations 
scope

5) provide hoarding as necessary to protect 
area of Work and persons from hazard, 
maintain access to entrance at all times or 
provide alternate measures to be approved by 
the Architect

6) contractor to initiate site investigation to 
confirm structural assumptions for soffit work 
and advise consultants at start of Work.

S C H E D U L E   O F   M A T E R I A L S  

WALL SCONCE :
ELROY Wall-mount fixture 4765-NPL-WH by EUREKA 
Lighting, 14W LED 4000K non-dimming
-(contact TPL Lighting (Mike Hamilton 416 238 
9793)

RECESSED LIGHTING:
15W SlIM6" -WET by LOTUS LIGHTING, 4100K
contact: 604 538 3090 (all exterior lighting at 
entrance to be replaced to increase light levels)

ENTRY DIRECTORIES: 
NIC

DECORATIVE ELEVATION PANELS: 
5 mm aluminum plate, powder coated in colours 
noted, suspended off existing building envelope, 
engineered shop drawings are required
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planter

GARAGE

LOBBY

Proposed Plan
Scale: 3/16" = 1'-0"

1

A3

1

A3.0

proposed new wall sconce to 
replace existing, refer to 
section/elevation & legend, typ.

apply new paint finish to 4 planters 
(exposed sides, interior sides & tops) - 
product: Perma-crete 100% High Build Top 
Coat by Dulux, colour: match SW Passive

new large format tile finish in 4 
colours & 2 textures, throughout 
entrance area, refer to legend

film application over exist.
frame (interior & exterior): 3M 
DI-NOC or approved equal

powder coat bike racks in colour: SW 
Egret White SW7570 re-instate on site, 
coordinate final location w/ Owner, typ.

start point of first full tile is 
centre of entry doors - 
ensure that tile joints align 
w/interior tile work

apply new paint finish to 
textured wall surfaces - 
product: Perma-crete 100%
High Build Top Coat by 
Dulux, colour: to match final 
building field colour above

prime exterior & exposed edge of door, including 
door frame up to door stops w/ oil-based primer,
apply latex exterior grade paint over (2 coats), 
colour to match building wall

install new 300 mm high 
powder-coated metal guards over 
planter tops as shown, typical, 
refer to elevation and detail

existing vegetaion to remain, 
protect during construction, typ.

new powder-coated metal 
gate w/ panic hardware 
to contain alcove - colour 
to match planter guards

3

A3.0

apply new paint finish to textured wall 
surfaces - product: Perma-crete 100% 
High Build Top Coat by Dulux, colour: to 
match final building field colour above

Proposed Elevation
Scale: 3/16" = 1'-0"

2

A3

proposed new wall sconce to 
replace existing, refer to 
section/elevation & legend, typ.

portion of planter and guard 
hidden to show column

paint out all planters & concrete 
elements below windows in Pewter Cast 
SW 7673, refer to proposed plan

film out all entrance glazing 
frames, refer to proposed plan

+/
- 

12
"

planter vegetation not shown for 
clarity of architectural items, 
plantings to remain, typ.

painted column, typical

4

A3.0install new 300 mm high powder-coated metal guards 
over planter tops as shown, typical, refer to plan and 
detail - do not obstruct fire department connections, 
shop drawings required

if budget allows: powder-coated suspended 5 mm 
aluminum panel in 4 colours (Sherwin Williams SW0077 
Classic French Gray, SW7075 Web Gray, SW7076 
Cyberspace, & SW7064 Passive - or equivalents), budget 
option is to paint out building envelope in pattern 
indicated for these 4 panels 

powder-coated suspended 5 mm aluminum corner panel over 
precast concrete exterior - 25 mm spacing between panels, 
+/- 50 mm offset from wall, all fasteners concealed (or 
exposed domed fastener painted to match panel), min. 8 
fasteners per panel, engineered shop drawings required - 
budget option is to paint out pattern indicated

+/- 8'-9" +/- 10'-11"

6'
-5

"

typical

+/- 8'-9"

refer to separate coating 
package for sealing of 
envelope, typical

u/s ceiling

SW7076 Cyberspace SW0077 Classic French Gray SW7075 Web Gray SW7064 Passive

powder-coated suspended 5 mm aluminum 
panel in 3 colours (Sherwin Williams SW0077 
Classic French Gray, SW7076 Cyberspace & 
SW7075 Web Gray or equivalents)

if budget allows: powder-coated suspended 5 mm 
aluminum panel in 4 colours (Sherwin Williams SW0077 
Classic French Gray, SW7075 Web Gray, SW7076 
Cyberspace, & SW7064 Passive - or equivalents), budget 
option is to paint out building envelope in pattern 
indicated for these 4 panels 

T I L E  L E G E N D     

tile sequence 1

tile sequence 2

tile sequence 3

tile sequence 4

Bank

Docks

Holborn

City

all tiles from series EC1 by 
Stone Tile, all sized 30 x 60 
cm, all natural finish except
those noted as textured, 
use FL rapid set grout in 
colour to match darkest tile

textured tile 
(ribbed) - City
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Proposed Section/ 
Section Elevations,
Gate Detail & RCP 
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735 CARNARVON STREET

LOBBY

proposed new wall sconce 
to replace existing, refer 
to section/elevation & 
legend, typ.

metal panel return, refer 
to section and elevation

laminated moisture-resistant 
drywall, taped and sealed to level 
finish, prime w/ exterior grade 
primer, paint SW 7064 (Passive), 
draw-downs are required

new recessed fixture in 
existing location, refer to 
legend, typ.

Proposed RCP
Scale: 3/16" = 1'-0"

2

A4

paint entire soffit area - 
exterior latex, SW 7064,
anticipate 2 coats

slope tile installation to avoid pooling 
of water, maintain slope to sidewalk

powder coat bike racks 
in colour: SW Egret 
White SW7570 re-instate 
on site, coordinate final 
location w/ Owner, typ.

Proposed Section/Elevation
Scale: 3/8" = 1'-0"

1

A4

1/2" moisture resistant drywall 
laminated over existing ceiling finish

light sensor

film all entrance 
glazing frames 
inside & out

painted wall surface, 
refer to front elevation painted exterior 

column, typ.

new wall sconce 

proposed powder-coated metal guards

+/
- 

3"

paint out all planters and exposed
concrete bases at windows, refer to 
plan for colour selection

+/
- 

12
"

powder-coated suspended 6 mm aluminum panel in 4 colours, 
over precast concrete exterior - +/- 50 mm offset, all fasteners 
concealed (or domed fasteners painted to match panel), min. 
8 fasteners per panel, engineered shop drawings required

vertical galv. metal or alum. c-channel to receive panel fasteners - 3 
per panel, provide galv. metal screen closure spanning across top of 
channel - channels to be epoxy anchored through to concrete panel 
cladding system suitable to resist required design wind and dead 
loads, engineered shop drawings required

+/
- 

6'
-5

"

2"

existing flashing undisturbed

existing cladding system

chamfer bottom of panel, approx. length of 75 mm, 
offset to building face 13 to 25 mm max

provide power for future 
signage in central panel only

galvanized screen across the 
top of the channels S C H E D U L E   O F   M A T E R I A L S  

WALL SCONCE :
ELROY Wall-mount fixture 4765-NPL-WH by EUREKA 
Lighting, 14W LED 4000K non-dimming
-(contact TPL Lighting (Mike Hamilton 416 238 
9793)

RECESSED LIGHTING:
15W SlIM6" -WET by LOTUS LIGHTING, 4100K
contact: 604 538 3090 (all exterior lighting at 
entrance to be replaced to increase light levels)

ENTRY DIRECTORIES: 
NIC

DECORATIVE ELEVATION PANELS: 
5 mm aluminum plate, powder coated in colours 
noted, suspended off existing building envelope, 
engineered shop drawings are required

Proposed Section/Elevation - Typical
Scale: 3/8" = 1'-0"

3

A4

proposed powder-coated metal guards

paint out all planters and exposed 
concrete bases at windows, refer to 
plan for colour selection

+/
- 

12
"

powder-coated suspended 6 mm aluminum 
panel, corner pieces to align vertically & 
horizontally, over precast concrete exterior - 25 
mm spacing between panels, +/- 50 mm offset, 
all fasteners concealed, shop drawings required

+/
- 

6'
-5

"

existing flashing undisturbed

chamfer bottom of panel, approx. length of 75 mm, 
offset to building face 13 to 25 mm max

panel joint location at corner - align with glazing 
below, illustrate in shop drawings

Proposed Gate Elevation
Scale: 3/4" = 1'-0"

4

A4

powder-coated steel framed gate +/- 6'-2" x 36" - 1.5" x 
1.5" frame w/ 1"x1.5" pickets, single metal cross-brace, 2 
spring hinges, panic hardware & security plate - all welded 
connections

6'
-6

"

fill full width
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1

Accent Colour 1
(location: penthouse vertical 
surfaces, any visible rooftop 
m

echanical item
s, balcony faces 

&
 service doors):

SW
7069 Iron Ore

2

Field Colour
(location: vertical faces of plynth 
tow

er, front and rear, excluding 
those that are accent colour 1 &

2 
do  not paint flashing, paint all w

a
up to entrance to parking area, 
paint front entry concrete planter

SW
7673 Pew

ter Cast 

M
ETAL PICKETS/RAILINGS - BALCONIES

Rem
ove loose paint, prim

e 
bare m

etal, alkyde paint:

SW
 6991 Black M

agic (satin)

4

Accent Colour 2
(location: balcony vertical 
surfaces w

here recessed, 
including return and dividing 
w

alls , balcony soffits):

SW
7064 Passive

3 FINISH LEGEND*

Starlight Investm
ents 

3250 Bloor St W
est, Suite 800 - East Tow

er, 
Toronto,  ON M

8X 2X9

D
aniel Johnson A

rchitect Inc.

25 Isabella Street
Toronto, Ontario, M

4Y 1M
7

P 416-920-0040

737 Carnarvon Street
N

ew
 W

estm
inster, BC       Exterior Coating   

                                     15-138                       M
ay 12, 2016

                                                                         
Contact:  M

r. Joe Crupi
Phone:    416-234-8444  Toll Free 1-866-782-7536
Em

ail:     jcrupi@
starlightinvest.com

(* all colours are Sherw
in W

illiam
s &

 are to be produced in the BASF Sonneborn product, 24" x 24" field sam
ples are required, apply to section of 

building approved by project m
anager)

1

2

paint out all visible roof 
item

s, including visible soffit 
areas

1

1
1

1

1

1

1 2
2

paint all m
etal railings &

 
guards

4

2

3

43 3

paint envelope prior to 
installation of m

etal panels

1

m
etal panels NIC
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1

Accent Colour 1
(location: penthouse vertical 
surfaces, any visible rooftop 
m

echanical item
s, balcony faces 

&
 service doors):

SW
7069 Iron Ore

2

Field Colour
(location: vertical faces of plynt
tow

er, front and rear, excluding 
those that are accent colour 1 &
do not paint flashing, paint all w
up to entrance to parking area, 
paint front entry concrete plante

SW
7673 Pew

ter Cast 

M
ETAL PICKETS/RAILINGS - BALCONIES

Rem
ove loose paint, prim

e 
bare m

etal, alkyde paint:

SW
 6991 Black M

agic (satin)

4

Accent Colour 2
(location: balcony vertical 
surfaces w

here recessed, 
including return and dividing 
w

alls , balcony soffits):

SW
7064 Passive

3 FINISH LEGEND*

1

21

1

1

1

24

(* all colours are Sherw
in W

illiam
s &

 are to be produced in the BASF Sonneborn product, 24" x 24" field sam
ples are required, apply to section of 

building approved by project m
anager)

3
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Daniel Johnson Architect Inc. 25 Isabella Street P 416-920-0040  Peter Mullin
Toronto, Ontario, M4Y 1M7 

SCOPE OF WORK:

1. Using the colour set indicated in the Finish Legend, prepare 24" x 24" field samples 
of each colour to be applied on building, for review and approval by Starlight Mgmt. and/or architect.
Prepare an equivalent sample set of alternative colours, as above before proceeding (where provided in the              
Finish Legend).

2. Review MSDS material sheets for specific handling instructions - remove all loose or degraded surface material.

3. Deliver products to site in sealed and labeled containers;  inspect to verify acceptability.

4. Container label to include manufacturer's name, type of paint, brand name, lot number, brand code, 
coverage, surface preparation, drying time, cleanup requirements, colour designation, and instructions for 
mixing and reducing.

5. Prepare surfaces in accordance with manufacturer's instructions.

6. Mask and protect adjacent surfaces and materials not receiving coating from over-spray, cut around building 
signage and life safety equipment; repair any damage.

7. Apply coatings in accordance with manufacturer's instructions.
Do not apply finishes to surfaces that are not dry. Conform to Master Painters Institute (MPI) standards of 
quality.

8. Paint to the full extent of surfaces indicated. 
Cut in to meet adjacent surfaces with even/straight lines.

9. Where colour start or end points are uncertain or in apparent conflict, review w/ architect before proceeding.

10. Ensure product and application surfaces are protected from contamination during application
 and until completion of drying time  as specified by manufacturer.

11. Follow manufacturer's recommendations for multiple applications of product.

12. Collect waste material and remove daily from site.  Upon completion of work all materials and equipment used 
during and associated with completion of the work are to be removed from the site.

13. Maintain full building access and life safety systems. Coordinate with building Management. 
Where required, provide clear and durable signage instructing the public and emergency services 
of temporary access to building services.

GENERAL NOTES ON PAINTING:

Product: CONCRETE AND MASONRY COATINGS (Super Colorcoat VOC) .      Texture:    Smooth.   

Summary: Application of waterborne, solvent-based, VOC-compliant, decorative waterproof coating for exterior, above-grade, 
vertical surfaces.

1. Provide protection plan of surrounding areas and non-cementitious surfaces.
2. Applicator Qualifications:  Company with minimum of 5 years experience in application of specified products 

on projects of similar size and scope, and is acceptable to product manufacturer.
3. Apply material in accordance with manufacturer’ s written application instructions.
4. Field sample will be standard for judging workmanship on remainder of Project.
5. Obtain Architect’ s written approval of field sample before start of material application, including approval of aesthetics, 

color, texture, and appearance.

(continued)
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GENERAL NOTES ON PAINTING:
(continued from page 3)

Delivery, Storage & Handling:

1. Comply with manufacturer’ s ordering instructions and lead-time requirements to avoid construction delays.
2. Deliver materials in manufacturer's original, unopened, undamaged containers with identification labels intact.

Project Conditions:

1. Ensure surface and ambient air temperature are minimum of 35 degrees F (2 degrees C) or warmer with frost-free surface.  
Application may begin before ambient temperature reaches 35 degrees F (2 degrees C) in accordance with manufacturer’ s 

instructions.
2. Do not apply material if snow, rain, fog, and mist are anticipated within 12 hours after application.  

Allow surfaces to attain temperature and conditions specified before proceeding with coating application.
3. Do not apply over sealant joints.
4. Do not apply to traffic-bearing or other horizontal surfaces.

Approximate Coverage Rates:

1. Substrates, square feet per gallon (m2/L), per coat:
a. CMU:  50 to 60 (1.2 to 1.5).
b. Brick:  60 to 80 (1.5 to 2.0).
c. Concrete:  70 to 90 (1.7 to 2.2).
2. Average Wet Film Thickness:  16 to 27 mils (0.41 to 0.68 mm).
3. Average Dry Film Thickness:      Smooth:  5 to 10 mils (0.13 to 0.25 mm).

Surface Preparation:

A. Protection:  Protect adjacent Work areas and finish surfaces from damage during coating application.
B. Prepare surfaces in accordance with manufacturer’ s instructions.
C. Ensure that substrate is sound, clean, dry, and free of dust, dirt, oils, grease, laitance, efflorescence, mildew, fungus, biological 

residues, and other contaminants that could prevent proper adhesion.
D. Ensure concrete substrates have a minimum 28-day cure and are free of bond-inhibiting contaminants.
E. Clean surface to achieve texture similar to medium-grit sandpaper.
F. Repair holes and spalled and damaged concrete with repair materials approved by coating manufacturer.
G. Remove protruding concrete accessories and smooth out irregularities.
H. When chemical cleaners are used, neutralize compounds and fully rinse surface with clean water.  Allow surface to dry before 

proceeding.
I. Remove blisters or delaminated areas and sand edges to smooth rough areas and provide transition to existing paint areas.
J. Check adhesion of existing paint in accordance with ASTM D3359, measuring adhesion by Tape Method A.
K. Treat cracks greater than 1/32 inch (0.8 mm) with patching compound.
L. Treat cracks greater then 1/4 inch (6 mm) as expansion joints and fill with sealant approved by coating manufacturer.
M. Prepare and treat cracks in accordance with manufacturer’ s instructions.

Mixing:

A. Mix coating in accordance with manufacturer’ s instructions to ensure uniform color and aggregate disbursement and to minimize 
air entrapment.

B. In multi-pail applications, mix contents of each new pail into partially used pail to ensure color consistency and smooth 
transitions from pail to pail.

Application:

A. Apply coating in accordance with manufacturer’ s instructions.
B. Apply coating at correct coverage rate to properly prepared surfaces.
C. Apply coating in pinhole-free, continuous membrane for waterproofing integrity.

Products Manufacturer: BASF Construction Chemicals
889 Valley Park Drive
Shakopee, MN  55379
Customer Service:  800-433-9517
Technical Service:  800-243-6739
Direct Phone:  952-496-6000
Internet:  www.buildingsystems.basf.com

Daniel Johnson Architect Inc. 25 Isabella Street P 416-920-0040  Peter Mullin
Toronto, Ontario, M4Y 1M7 
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